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STANDARD INDUSTRIAL/COMMERCIAL LAND LEASE - GROSS
{DO NOT USE THIS FORM FOR BUILDINGS OR FOR LEASES PROVIDING FOR THE CONSTRUCTION OF BUILDINGS)

1. Basic Provisions {"Basic Provisions"}.
1.1 Parties. This Lease {"Lease"}, dated for reference purposesonly _January 20, 2019 ismade by and bebween
Devore {lesserand Harlen Galstvan D/B/A KG Road Services {"tessee"), {collectively the "Parties,” armdw&duaiiy a

"Barty”}.

1.2 Premises: That certain real property, inciuding all improvements therean or to be provided by Lessm under the terms of this Lease mmmcniy known s
{street address, city, state, zipys _ 210 W L AVETNE, Parcel TR L0s Ang g, sl L& !
{“Premises”). The Premises are located in the County of _ 1035 Angelss , andare generaiiy described as {describe br:eﬁythe nature of the pmperty and the

Sl G.lnu

smprovemem% an the pmperty, sfany, and | if appiiaabiﬁ the "Project,” if the pmperiy is located within a Pm;ect\

o)

. {See also Paragraph

1.3 Term: yearsand Zero (0} months {"Original Term") commencing 1, 2019  {"Commencement
pare’yand ending  January 31, 2022 ["Expiration Date”]. {See also Paragraph 3)
! 14 Easly seimnsadihag intrn i v iiabin L Oss e RS R G I SRS Sh b Srarta g DEIRE
; Datal) {See also Paragraphs 3.2 and 3.3
15 Base Rent: 57, 350,00  per month {"Base Rent”}, pavableonthe _ 13t day of each month commencing

2318 | (See alsoParagraph 4)

i i this box is checked, there are provisions in this Lease for the Base Rent to be adjusted. See Reragrask _LFxhibit DY
1.6 Base Rentand Other Mames ?aad Upon Execution:
(8) BaseRent: _52,350.00 fortheperiod _February 1, 2019 through Februasry 28, 201°¢
(b} Security Deposit: i‘ 4,986,223 {"Security Deposit"). {Seealso Paragraph 5}
{c} Othern for
{d}
1.7 Agreed Uss

NG CLY

3 1.8 nsuring Party. Lessoris the "suring Party”. The-aanuzl Base-Bremivmiis {Ses also Paragraph 8}
1.9 Real Estate Brokers. {Ses also Paragraph 15 and 25}
{3} Representation: The following real estate brokers (the "Brokers”) and brokerage relationships exist in this transaction {check applicable boxes):

RBusiness Properties, Inc. represents Lessor exclusively {"Lessor's Broker');

legal counsel represenis Lessee exclusively {"Lessee's Broker'); or

sonGERaishothdsssnnand S ""5}-;3} g&,sga,g;?"}
{b}  Paymentin Lessor's Emkem Upon execution and delfivery of this Lease by both Parties, Lessor shall pay to the Lessor's Brokers the brokerage fee
agreed toing separate written agreement {See ﬂaragraph 62 for further details). {onifshois-Resushsamomudtothasutg ¢ — £

SRRt b Bl soekoHaeale Reaaapheig

1,11 Attachments. A‘(tached heretc arg the fciiowmg, all of which constitute a part of this Lease:

I

[‘j‘ Fxhibit "A" an Addendum consisting of Paragraphs _D 1 through _ 64 ;

2. Premises.
2.1 Letting. Lessor hereby leases io Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and upon all of the terms,
covenants and conditions set forth in this Lease. While the approximate sguare footage of the Premises may have been used in the marketing of the Premises for

purposes of comparison, the Base Rent stated herein is NOT ted to square footage and is not subject to adjustment should the actual size be determined to be
different. NOTE: Lessae is advised to verify the actua! size prioy to executing this Lease.

EoheCondition. fossoe sl delhmr the Biaa Lossenftanodatisis sn ke Do saramiaanDainontha Sarh Hoscotsibin e, sultigh feshtisg.
Pt Datalh soskamy B B oio Sk T T AT XTSI % adnesiieat ; baradd gf,&p ks £ ST, doaib-pibarausheal snensha-Rivmizgs - othnr b ihoda Ctrasingd LRGSR
§ Y 3 3 faeks ST oE e T E vi Sabe oo E.»z* moasitRsaic s iataaanatthaSiant De00 Farmabsush TG Sidand P To¥TH
snafuasriosasd i:",.’?,".‘ S SIS BT 3 g 'nh»v_" s St ugsst ﬂk%%@;ﬂ AL "’E\“}Ws" Sennhudh sty vﬂ»\g&vw.’nb« absR st aiiisdavss
sl Ss.ce _iw fosictitaninniicadoomianss "’f‘“")’;& forihawith.soucifinihethe natuunant ey ni G0 i saliunctionos §W{W

ol Thinainesg VRN, dehdiha B g 51 Hssen dosnant gl disshi s raseiad auiins whibla e nesasing Ly 3 M“H-‘) o B
" i safusason o Sl shal gl p i A RO R T i T L £
S e bl N s g Bt e
} 2% h SRS Lo oGl f bty RN A T
§ : aerinis-pn st ansoniicniti e budding codesamilizalded :
i il iann ot rehard e ; B gt e L oBann aeirkoy o et o | APRIPRES
SRS sk R AR <2 : ; 2 : e
ihesmphosarsonsinsih-Saidvarsnledeosaabappl FESTH AL RERLT A ”i*l Regrdsiskraodiicatinnnwichay wrWMmAnv Americans

with Disabilmes Act or any similar laws as a result of Lessee's use (see Paragraph 50), or to any Alterations or Utility installations (as defined in Paragraph 7.3(a}) made-
orto shall be made by Lessee at Lessee's sole cost and expense. NOTE: Lessee is responsible for determining whether or not the Applicable Requirements, and
especially the wnmg, are appropriate for Lessee’s intended use, and acknowledges that past uses of the Premises may no longer be allowed. ithe-Rremises-da-
3%&';’!;“0{\ sidasipreantedatss et LR ~u-<\y~, ST AN Sy : Ez afme ek anvte(*&n..mﬁ:('v rotosstsaitina foathasithsnm z?«rh g R3S

; kit OGO S S A SR AL LR R R RS fiasens Aot ant gelessandsiianastivh sl rgassmplaniaadbalivapaiyealhin
dbus fndinans nga e ARG i A o ihannnn shiail-boshe o ket it sa8d st damseslssnlusostani aapaate.

2.4 Acknowledgements. Lessee acknowledgesthat: (a ) n‘, has been given an opportunity to inspect and measure the Premises, (b} it has been advised by
Lessor and/or Brokers to satisfy itself with respect to the size and condition of the Premises {including but not fimited o the improvements, if any, security,
environmental aspects, and compliance with Applicable Requirements and the Amaericans with Disabilities Act), and their suitability for Lessee's intended use, (¢}
Lessee has made such investigation as it deems necessary with reference to such matters and assumes all responsibility therefor as the same relate to its occupancy of
the Premises, {d} it is not relying on any representation as 1o the size of the Premises made by Brokers or Lessor, {a} the square footage of the Premises was not
material to Lessee’s decision to lease the Premises and pay the Rent stated herein, and {f) neither Lessor, Lessor's agents, nor Brokers have made any oral or written
representations or warranties with respect to said matters other than as set forth in this Lease. in addition, Lessor acknowledges that: (i} Brokers have made no

prdiEntations, promises or warranties concerning Lessee’s ability to honor the Lease or suitability to occupy the Premises, and (i} itis Lessor's sole responsibility to
o
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investigate the financial capability and/or suitability of all proposed tenanis.
2.5 Lesses as Prior Qwner/Cccupant. The warranties made by Lessor in Paragraph 2 shall be of no force or effect if immediately prior to the Start Date Lessee
was the owner or gccupant of the Premises, In such event, Lessee shall be responsible for any necessary corrective work.

3.  Term.

3.1 Term. The Commencemant Date, Expiration Date and Original Term of this Lease are as specified in Paragraph 1.3,

3.2 Early Possession. Any provision herein granting Lessee Early Possession of the Premises is subject to and conditioned upon the Premises being available
for such possession prior to the Commencement Date. Any grant of Early Possession only conveys a non-exclusive right 1o occupy the Premises. if Lessee totally or
partially occupies the Premises prior to the Commencement Date, the obligation to pay Base Rent shall be abated for the period of such Early Possession. Al other
terms of this Lease {including but not limited to the obligations to pay Real Property Taxes and insurance premiums and to maintain the Premises) shall be in effect
during such period. Any such Early Possession shall not affect the Expiration Date.

3.3 Delay In Possession. Lessor agrees to use its best commercially reasonabie efforts to defiver possession of the Premisesto Lesses by the Commencement
Date. If, despite said efforts, Lessor is unable to deliver possession by such date, Lessor shall not be subject to any liability therefor, nor shall such failure affectthe
validity of this Lease or change the Expiration Date. Lessee shall not, however, be obligated to pay Rent or perform its other obligations until Lessor delivers
possession of the Premises and any period of rent abatement that Lessee would otherwise have enjoyed shall run from the date of delivery of possession and
continue for & period equal to what Lessee would otherwise have enjoyed under the terms hereof, but minus any days of delay caused by the acts or pmissions of
tessee. If possession is not delivered within 60 days after the Commencement Date, Lessee may, at its option, by notice in writing within 10 days after the end of such
&0 day period, cancel this Lease, in which event the Parties shall be discharged from all obligations hereunder. i such written notice is not received by Lessor within
said 10 day period, Lessee's right to cancel shall terminate. If possession of the Premises is not delivered within 120 days after the Commencement Date, this Laase
shall terminate unless other agreements are reached between Lessor and Lessee, in writing.

3.4 Lessee Compliance. Lessor shall not be required to tender possession of the Premises to Lessee until Lessee complies with its obligation to provide
evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required 1o perform all of its obligations under this Lease from and after the
Start Date, including the payment of Rent, notwithstanding Lessor's election to withhold possession pending receipt of such evidence of insurance. Further, if Lessee
is required to perform any other conditions prior to or concurrent with the Start Date, the Start Date shall occur but Lessor may elect to withhold possession until such
conditions are satisfied.

4. Rent

4.1 Rent Defined. All monetary obligations of Lessee to Lessor under the terms of this Lease {except for the Security Deposit) are deemed to be rent {"Rent"}.

4.2 payment. Lessee shall cause payment of Rent to be received by Lessor in lawful money of the United States, without offset or deduction {except as
specifically permitted in this Lease), on or before the day on which itis due. All monetary amounts shall be rounded to the nearest whole dollar. Inthe event that any
invoice prepared by Lessor is inaccurate such inaccuracy shall not constitute a waiver and Lessee shall be obligated 1o pay the amount set forth in this Lease. Rentfor
any period during the term hereof which is for less than one full calendar month shall be prorated based upon the actual number of days of said month. Payment of
Rent shall ba made to Lessor at its address stated herein orto such other persons or place as Lessor may from time to time designate in writing. Acceptance of 3
payment which is lzss than the amount then due shall not be a waiver of Lessor’s rights to the balance of such Rent, regardiess of Lessor's endorsement of any check
50 stating. In the event that any check, draft, or other instrument of payment given by Lessee to Lessor is dishonored for any reason, Lessee agreesto pay 1o Lessor
the sum of $25 in addition to any Late Charge and Lessor, at its option, may require afl future payments to be made by Lessee to be by cashier's check. Payments witl
pe applied first to accrued late charges and attorney's fees, second to accrued interest, then to Base Rent and Operating Expense increase, and any remaining amount
1o any other outstanding charges or costs.

5. Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposit as security for Lessee's faithful performance of its obligations
under this Lease. If Lessee fails to pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply or retain all or any portion of said Security Deposit for the
payment of any amournt already due Lessor, for Rents which will be due in the future, and/ or to reimburse or compensate Lessor for any liability, expense, loss or
damage which Lessor may suffer or incur by reason thereof. if Lessor uses or applies all or any portion of the Security Deposit, Lessee shall within 10 days after
written request therefor deposit monies with Lessor sufficient to restore said Security Deposit to the full amount required by this Lease. if the Base Rent increases
during the term of this Lease, Lessee shall, upon written request from Lessor, deposit additional monies with Lessor so thatthe tatal amount of the Security Daposit
shall at all imes bear the same proportion 1o the increased Base Rent as the initial Security Deposit bore 1o the initial Base Rent. Should the Agreed Use be amended
to accommodate a material change in the business of Lessee or to accommodate a sublessee or assignes, Lessor shall have the right to increase the Sscurity Deposit
to the extent nacessary, in Lessor's reasonable judgment, to account for any increased wear and tear that the Premises may suffer asa result thereof. if a change in
conirol of Lessee occurs during this Lease and following such change the financial condition of Lessee is, in Lessor's reasonable judgment, significantly reduced, Lessee
shall deposit such additional monies with Lessor as shall be sufficient to cause the Security Deposit to be at a commercially reasonable level based on such changein
financial condition. Lessor shall not be required to keep the Security Deposit separate from its general accounts. Withip 90 days after the expiration or termination of
this Lease, Lessor shall raturn that portion of the Security Deposit not used or apphied by Lessor. Lessor shall upon written request provide Lessee with an accounting
showing how that portion of the Security Deposit that was not returned was applied. No part of the Security Deposit shall be considered to be held in trust, 1o bear
interest or to be prepayment for any monies to be paid by Lessee under this Lease throughout the Lease Term {including any Option Term(s}, as and i
applicable). THE SECURITY DEPOSIT SHALL NOT BE USED BY LESSEE IN LIEY OF PAYMENT OF THE LAST MORMNTH'S RENT.

6. Use

6.1 Use. Lessee shall use and occupy the Premises only for the Agreed Use, or any other legal use which is reasonably comparabie thereto, and for no ather
purpose. Lessee shall not use or permit the use of the Premises in a manner that is unlawful, crestes damage, waste or a nuisance, or that disturbs pccupants of or
causes damage 1o neighboring premises or properties. Other than guide, signal and seeing eve dogs, Lessee shall not keep or allow in the Premises any pets, animals,
birds, fish, or reptiles. Lessor shall not unreasonably withhold or delay its consent to any request for 3 moedification of the Agreed Use, so long as the same will not be
significantly more burdensome to the Premises. if tessor elects to withhold consent, Lessor shall within 7 days after such request give wrilten notification of same,
which notice shall include an explanation of Lessor's objections to the change in the Agreed Use,

6.2 Hazardous Substances.

{a) Reportable Uses Require Consent. The term "Hazardous Substance” as used in this Lease shall mean any product, substance, or waste whose
presence, use, manufaciure, disposal, transportation, or release, either by itseif or in combination with other materials expected 1o be onthe Premises, is either: (i)
potentially injurious to the public health, safety or welfare, the environment or the Premises, (i) regulated or monitored by any governmental authority, or {iit} a basis
for potential liability of Lessor to any governmental agency or third party under any applicable statute or common law theory. Hazardous Substances shall include, but
not be limited to, hydrocarbons, petroleum, gasoling, and/or crude oil or any products, by-products or fractions thereof. Lessee shall not engage in any activity in or
on the Prermises which constitutes a2 Reportable Use of Hazardous Substances without the express prior written consent of Lessor and timely compliance {(at Lessee's
expense) with all Applicable Requirements. "Reportable Use" shall mean (i} the installation or use of any above or below ground storage tank, (i} the generation,
possession, storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice, registration or
business plan is required to be filed with, any governmental authority, and/or (iil} the presence at the Premises of a Hazardous Substance with respect to which any
Applicable Requirements requires that a notice be given to persons entering or occcupying the Premises or neighboring properties. Notwithstanding the foregoing,
Lessee may use any ordinary and customary materials reasonably required to be used in the normat course of the Agreed Use, ordinary office supplies {copier toner,
liquid paper, giue, etc.) and common household cleaning materials, so long as such use is in compliance with all Applicable Reguirements, is not a Reportable Use, and
doas not expose the Premises or neighboring property to any meaningful risk of contamination or damage or expose Lessor to any liability therefor. In addition,
Lessar may condition its consent to any Reportable Use upon receiving such additional assurances as Lessor reasonably deerms necessary to protect itself, the public,
the Premises and/or the environment against damage, contamination, injury and/or liability, including, but not limited to, the installation {and removal on or before
Lease expiration or termination} of protective modifications (such as concrete encasements) and/or increasing the Security Deposit.

{b} Dutyto inform Lessor. If Lessee knows, or has reasonable cause to believe, that a Hazardous Substance has come to be Iocated in, on, under or
ahout the Premises, other than as previously consented to by Lessor, Lesses shall immediately give written notice of such fact to Lessor, and provide Lessor with a
copy of any repori, notice, claim or other documentation which it has concerning the presence of such Hazardous Substance,

{c} iLessee Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in, on, under, or about the Premises
{including through the plumbing or sanitary sewer system) and shall promptly, at Lessee's expanse, comply with all Applicable Reguirements and take allinvestigatory
and/or remedial action reasonably recommended, whether or not formally ardered or required, for the cleanup of any contamination of, and for the maintenance,
security and/or monitoring of the Pramises or neighboring properties, that was caused or materially contributed 1o by Lessee, or pertaining to or invelving any
Hazardous Substance brought onto the Premises during the term of this Lease, by or for Lesses, or any third party.

{d} Lessee indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employees, lenders and ground lessor, if any, harmiess from and
against any and all loss of rents and/or damages, liabilities, judgments, claims, expenses, penalties, and altorneys’ and consultants' fees arising out of or involving any
Hazardous Substance brought onto the Premises by or for Lessee, or any third party {(provided, however, that Lessee shall have no lability under this Lease with

to underground migration of any Hazardous Substance under the Premises from adjacent properties not caused or contributed to by Lessee). Lessee's

£l e
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obligations shall inciude, but not be limited to, the effects of any contamination or injury to person, property or the environment created or suffered by Lessee, and
the cost of investigation, removal, remediation, restoration and/for abatement, and shall survive the expiration or termination of this Lease. No termination,
cancellation or release agresment entered into by Lessor and Lessee shall release Lessee from its obligations under this Lease with respect to Hazardous
Substances, unless specifically so agreed by Lessar in writing at the fime of such agreement.

{2} Lessor indemnification. Except as otherwise provided in paragraph 8.7, Lessor and its successors and assigns shall indemnify, defend, reimburse and
hold Lessee, its employees and lenders, harmless from and against any and all environmental damages, including the cost of remediation, which result from
Hazardous Substances which existed on the Premises prior to Lessee's occupancy or which are caused by the gross negligence or willful misconduct of Lessor, its
agents or employees. Lessor's obligations, as and when reguired by the Applicable Requirements, shall include, but not be limited to, the cost of investigation,
removal, remediation, restoration and/or abatement, and shall survive the expiration or termination of this Lease.

{f}  Investigations and Remediations. Lessor shall retain the responsibility and pay for any investigations or remediation reasures required by
governmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to Lessee's proupancy, unless such remediation
measure is required as a result of Lessee’s use {including "Alterations", as defined in paragraph 7.3(a} below} of the Premises, in which event Lessea shall be
responsible for such payment. Lessee shall cooperate fully in any such activities at the request of Lessor, including allowing Lessor and Lessor's agents to have
reasonable access 1o the Premises at reasonable timesin order to carry out Lessor's investigative and remadial responsibilities.

{g) Laessor Termination Option. If a Hazardous Substance Condition {see Paragraph 9.1{e}] occurs during the term of this Lease, unless Lessee is legally
responsible therefor (in which case Lessee shall make the investigation and remediation thereof required by the Applicable Requirements and this Lease shall continue
in full force and effect, but subject to Lessor's rights under Paragraph 6.2{d) and Paragraph 13}, Lessor may, 3t Lessor's option, either (i} investigate and remediate such
Hazardous Substance Condition, if required, as soon as reasonably possible at Lessor's expense, in which event this Lease shall continue in fuil force and effect, or {ii}if
the estimated cost to remediate such condition exceeds 12 times the then monthly Base Rent or $100,000, whichever is greater, give writlen notice to Lessee, within
30 days after receipt by Lessor of knowledge of the occurrence of such Hazardous Substance Condition, of Lessor's desire o terminate this Lease a5 of the date 60
days following the date of such notice.

£.3 Lessee's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at Lessee's sole expense, fully, diligently and
in a timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire insurance underwriter or rating bureau, and the
recommendations of Lessor's engineers and/or consultants which relate in any manner to the Premises, without regard to whether said Applicable Requirements are
now in effect or become effective after the Start Date. Lessee shall, within 10 days after receipt of Lessor's writien request, provide Lessor with copies of all permits
and other documents, and other information evidencing Lessee's compliance with any Applicable Requirements specified by Lessor, and shall immediately upon
receipt, notify Lessor in writing {with copies of any documents involved) of any threatened or actual claim, notice, citation, warning, complaint or report pertaining to
or invelving the failure of Lessee or the Premises to comply with any Applicable Requirements.

6.4 Inspection; Compliance. Lessor and Lessor's "Lender” {as defined in Paragraph 30) and consultants authorized by Lessor shall have the right 1o enter onto
Pramises at any time, in the case of an emergency, and otherwise at reasonable times after reasonable notice, for the purpose of inspecting and/for testing the
condition of the Premises and/or for verifying compliance by Lessee with this Lease. The cost of any such inspections shall be paid by Lessor, unless a violation of
Applicable Reguirements, or a Hazardous Substance Condition {see Paragraph 9.1} is found 1o exist or be imminent, or the inspection is requested or ordered by a
governmental authority. In such case, Lessee shall upon request reimburse Lessor for the cost of such inspection, so long as such inspection is reasonably refated to
the vislation or contamination. In addition, Lessee shall provide copies of all relevant material safety data sheets (M5DS) to Lessor within 10 days of the receipt of a
written request therefor. Lessee acknowledges that any failure on its part to allow such inspections or testing will expose Lessor torisksand potentially cause Lessor
to incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, should the Lessee fail 1o allow such inspections
and/or testing in a timely fashion the Base Rent shall be automatically increased, without any requirement for notice fo Lessee, by an amount equal to 10% of the
then existing Base Rent or $100, whichever is greater for the remainder to the Lease. The Parties agree that such increase in Base Rent represents fair and reasonable
compensation for the additional risk/costs that Lessor will incur by reason of Lessee's failure 1o allow such inspection and/for testing. Such increase in Base Rent shall
in no event constitute a walver of Lessee's Default or Breach with respect 1o such failure nor prevent the exercise of any of the other rights and remaedies granted
hereunder.

7. diaintenance; Repairs; Utlity instaliations; Trade Fixtures and Alterations.

7.1 Lessee's Obligations.

{a} In Genaral. Subject to the provisions of Paragraph 2.2-4Condition), 2.3 (Compliance), 6.3 {Lessee’s Compliance with Applicable Regquirements), 7.2
{Lessor's Cbligations), 8 (Damage or Destruction}, and 14 {Condemnation), Lessee shall, at Lessee’s sole expense, keep the Premises, in good order, condition and
repair {whether or not the need for such repairs occurs as a result of Lessee's use, any prior use, the elements or the age of such portion of the Premises), including,
but not limited to, plumbing, lighting facilities, landscaping, driveways, parking lots, fences, retaining walls, signs, sidewalks and parkways located on, of adiacent 1o,
the Premises. Lessee, in keeping the Premises in good order, condition and repair, shall exercise and perform good maintenance practices, specifically including the
procurement and maintenance of the service contracts required by Paragraph 7.1(b) below. Lessee's obligations shall include restorations, replacements or renewals
when necessary to keep the Premises and all improvements thereon or a part thereof in good order, condition and state of repair. Lessee shall, during the term of this
Leasa, keep the appearance of the Premises in a first-class condition {including, e.g. graffiti removal}.

{b} Servics Contracts. Lassee shall, at Lessee's sole expense, procure and maintain a contract, with copies to Lessor, in customary form and substance
for, and with a contractor specializing and experienced in the maintenance of the landscaping and irrigation systems, However, Lessor reserves the right, upon notice
to Lessee, to procure and maintain such service contract, and Lessee shall reimburse Lessor, upon demand, for the cost thereof

{c} Failure to Perform. if Lessee fails to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the Premises after 10 days' prior
written notice o Lessee (exceptin the case of an emergency, in which case no notice shall be required), perform such obligations on Lessee's behalf, and put the
Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to 115% of the cost thereof.

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2{Coandigon), 2.3 {Compliance}, 9{Damage or Destruction) and 14 {Condemnation), itis
intended by the Parties hereto that Lessor have no obligation, in any manner whatsoever, to repair and maintain the Premises. iisthe intention of the Partias that
the terms of this Lease govern the respective obligations of the Pariizs as to maintenance and repair of the Premises, and they expressly waive the benefit of any
statute now or hereafter in effect to the extent it is inconsistent with the terms of this Lease.

7.3 utitity instaliations; Trade Fixtures; Alterations.

{a) Definitions. The term "Utility installations” refers to security and fire protection systems, lighting fixtures, plumbing, and fencing on the Premises.
The term "Trade Fixtures” shall mean Lessee's machinery and equipment that can be removed without doing material damage to the Premises. The term
“glterations" shall mean any modification of the improvements, other than Utility Installations or Trade Fixtures, whether by addition or deletion. “Lessee Owned
Alterations andfor Utility Installations” are defined as Alterations and/or Utility Instalfations made by Lessee that are not yet owned by Lessor pursuant to Paragraph
7.4{a}.

(b} Consent. Lessee shall not make any Alterations or Utility Installations to the Premises without Lessor's prior written consent. Lessee may, however,
make non-structural Alterations ar Utility Installations to the Premises without such consent but upen notice to Lessor, 25 long as the cumulative cost thereof during
this Lease as extended does not exceed a sum equal to 3 month's Base Rent in the aggregate or 3 sum equal to one month's Base Rent in any one vear. Lessor may, as
apreondition 1o granting sirh apgrovel, requirg Lesset to utilive g contractor chasen aid/or spprined by Lessor Any Altarations vy Uity imstalistionsthat Lessee
shial disire to make grd which regsies the consert of the Lessor sholl e prasented 1 Lasst o written fore with detaited plans. Consentshall be deesmnd
conditionad po tesies'st {1} soyuiring ol apilicable sovernmiental permits, 5 Turnishiy v enpies of both the prrmits and the alansandspedfivdtions
gl o rovimennernent of thiv werk, and (I} oddiplianc with el conditiong of seld permits solicable Reguiraments Be prompt sed prpeditious mames
vy Altgrations or Diilive instaliations shalbbe peeformed in a workmanlie mianner with pood andsufficient materisls. tesses shall promptly upon tompletion furnish
Lovsoe with zs-buelit plans snd specifications. For work which gosts a0 amount in sagess of oo ondnih’s Base Beny, Lessor may condhiion ity sonsent upon Lesses
providing & Hen snd completionbond in 30 amount egualto 150% of the sstimated coat of suth Aligration v Ulity 1nsteliation wdfor dpon Lesser's posting an
soditional Sesurity Depolit with Ledsor

{5} Lens Bongs. Lossee shal pay, when due, all caimsfor labor or materials furnished or slleged 10 have bueo furnished toor . Lessre st prfor wse on
thePramises, which duims are or may be sscursd by any mechanic’s o materdsines's ien against the Premises or anyinterest therpin, Lossen shallghve Ledsor aot
iess than 10 days sotice prine to the'onmmencement of any work in, o0 o7 sbout the Pramises and Lessorshall bave the right 1o post notices of non-respossibility. i
tosser shall contest the validity of any such Hen, sialmar dervand, then Legses ], ot i3 s0ie experss defend bl protect el Lassor ant the Fremises against the
serme and shall pay sod satiuly gvy such sdvens judgment that moy be serisred therenn hefors the enforcement therest. 1f Lessor shall requirg, Lasser shall furnish
& sunsty bond by ampuntequal 1o 150K of the ampunt ol stoh covdested fien, daimordemant, indermnifying Leasor apsinst Habilive for the same, i Lessoreletts
fopariicigate v any sush sorion, Lesser shall pay Levsor' sartorneys” fees and costs,

7.4 Dwaerships Bemoval; Surrender; and Restoration,

fa)  Draneship. Subiect to bessory vight o réquire rimvval or slect ownesibipas herdinafter pravided, 2l Alteeations and LIy Ingtallations saade by
fassae shall bethe property of Lasser, bulconsidered a part of the Prerises, lessor may atany Hime, elect Inveritiog to be the owner of allor any specified part of
the Lestse Ounnd slterstions and UGy Instaliations. WUnisgs otherwise instructed per pavagraph 7.9{0) hereaf, 3l Lossse Qwmad Alprationy sod Lttty Insadiations

£t ﬁzhe expiration of termination of this Lesse, become the property of Leseor and be Surrendered by Ledses with the Premises
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{b) memoval. By delivery to Lessee of writien notice from Lessor not earlier than 30 and not [ater than 30 days prior o the end of the term of this Lease,
Lessor may require that any or all Lessee Owned Alterations or Utifity Installations be removed by the expiration or termination of this Lease. Lessor may require the
removal at any time of all or any part of any Lessee Owned Alerations or Utility Installations made without the required consent.

{c} Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier termination date, with all of the improvements,
parts and surfacas thereof broom clean and free of debris, and in good operating order, condition and state of repair, ordinary wear and tear excepted. "Ordinary
wear and tear” shall not include any damage or deterioration that would have been prevented by good maintenance practice. Notwithstanding the foregoing, if the
Lessee ocoupies the Premises for 12 months or less, then Lessee shall surrender the Premises in the same condition as delivered to Lessee on the Start Date with NO
allowance for ordinary wear and tear. Lesses shall repair any damage occasioned by the installation, maintenance or removal of Trade Fixtures, Lessee owned
Alterations and/or Utility installations, furnishings, and equipmant as well as the removal of any storage tank installed by or for Lessee. Lessee shall also remove from
the Premises any and all Hazardous Substances brought onto the Premises by or for Lessee, or any third party {except Hazardous Substances which were deposited via
undergroung migration from areas outside of the Premises) to the level specified in Applicable Requirements. Trade Fixtures shall remain the property of Lessee and
shall be removed by Lesses. Any personal property of Lessee not removed on or before the Expiration Date or any eartier termination date shall be deemed 1o have
been abandoned by Lessee and may be disposed of or retained by Lessor as Lessor may desire. The failure by Lessee to dmely vacate the Premises pursuant to this
Paragraph 7.4(c) withous the express written consent of Lessor shall constitute a holdover under the provisions of Paragraph 26 below.

8. Insurance; indemnity.
8.1 Payment of Premium increases.

ta) Lessee shall pay to Lessor any insurance cost increase {"insurance Cost Increase’) ocourring during the term of this Lease. Insurance Costincrease is
defined as any increase in the actual cost of the insurance required under Paragraph 8.2{b)}, 8.3(a) and 8.3{b}, over and above the Base Premium as hereinafter defined
calculated on an annual basis. Insurance Cost Incraase shall inciude but not be limited o increases resulting from the nature of Lessee's occupancy, any act or
omission of Lesses, requirements of the holder of morigage or deed of trust covering the Premises, increased valuation of the Premises and/or a premium rate
increase. The parties are encouraged to fillin the Base Premium in paragraph 1.8 with a reasonable premium for such insurance based on the Agreed Use of the
Premises. If the parties fail to insert a doltar amount in Paragraph 1.8, then the Sase Premium shall be the lowest annual premium reasonably obtainable for the
required insurance as of the commaencement of the Original Term for the Agreed Use of the Premises. in no event, however, shall Lessee be responsible for any
portion of the increass in the premium cost attributable to liability insurance carried by Lessor under Paragraph 8.2{b} in excess of $2,000,000 per occurrenca.

{b} Lessee shall pay any such Insurance Cost Increase to Lessor within 30 days after receipt by Lessee of a copy of the premium statement or other
reasonable evidence of the amount due. If the insurance policies maintained heraunder cover other property besides the Premises, Lessor shall also deliver o Lessee
a statement of the amount of such Insurance Cost Increase attributable only to the Premises showing in reasonable detall the manner in which such amount was
computed. Premiums for policy periods commencing prior to, or extending beyond the term of this Lease, shall be prorated to correspond to the term of this Lease.

2.2 iiability Insurance.

{z) Carried by Lessee. Lessee shall obtain and keep in force a Commercial General Liability policy of insurance protecting Lessee and Lessor as an
additional insured against claims for bodily injury, personal injury and property damage based upon or arising out of the ownership, use, occupancy or maintenance of
the Premises and all areas appurtenant thereto. Such insurance shall be on an occurrence basis providing single limit coverage in an amount not less than 51,000,000
per accurrence with an annual aggregate of not less than $2,000,000. Lessee shall add Lessor as an additional insured by means of an endorsement at least as broad
as the Insurance Service Organization's "Additional Insured-Managers or Lessors of Premises” Endorsement. The policy shall not contain any intra-insured exclusions
as between insured persons or grganizations, but shall include coverage for lability assumed under this Lease as an "insured contract” for the performance of Lessee's
indemnity obligations under this Lease. The limits of said insurance shail not, however, limit the liability of Lessee nor relieve Lessee of any obligation hereunder.
Lessea shall provide an endorsemeant on its liability policy{ies) which provides that its insurance shall be primary to and not contributory with any similar insurance
carried by Lessor, whose insurance shall be considered excess insurance only.

{b) Carried by Lessor. Lessor shall maintain {iability insurance as described in Paragraph 8.2(a), in addition to, and not in lieu of, the insurance reguired to
be maintained by Lessee, Lessee shall not be named as an additionat insured therein.

8.3 Property Insurance - improvements and Renta! Value.
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{c} Adjacent Premises. Ef the Premises are part of a larger property owned by lLessaor, the Lessee shail pay for any increass in the pramiums for the
property insurance of such adjacent property if said increase is caused by Lessee's acts, omissions, use or accupancy of the Premises.

8.4 Lesses's Property; Coverage; Worker's Compensation insurance.

{a) Property Damage. Lessee shall obtain and maintain insurance coverage on all of Lessee’s personal property, Trade Fixtures, and Lessee Owned
Alterations and Utility installations. Such insurance shall be full replacement cost coverage with a deductible of not to exceed $1,000 per occurrence. The proceeds
from any such insurance shalt be used by Lessee for the replacement of personal property, Trade Fixtures and Lessee Owned Alterations and Utility Installations.

{b} Worker's Compensation Insurance. Lessee shall obtain and maintain Worker's Compensation Insurance in such amount as may be required by
Applicable Reguirements. Such policy shall include a "Waiver of Subrogation” endorsement. Lessee shall provide Lessor with a copy of such endorsement along with
the certificate of insurance or copy of the policy reguired by paragraph 8.5,

{t} Mo Representation of Adequate Coverage. Lessor makes no representation that the limits or forms of coverage of insurance specified herein are
adeguate to cover Lessee's property, business operations or obligations under this Lease.

8.5 Insurance Policies. Insurance required herein shall be by companies maintaining during the policy term a "General Policyholders Rating” of af least A-, VI,
as set forth in the most current issue of "Best's Insurance Guide", or such other rating as may be required by a Lender. Lessee shall not do or permit to be done
anything which invalidates the required insurance policies. Lessee shall, prior to the Start Date, deliver to Lessor certified copies of policies of such insurance or
certificates with copies of the required endorsements evidencing the existence and amounts of the reguired insurance. No such policy shall be cancelable or subject
to modification except after 30 days prior writien notice to Lessor. Lessee shall, at least 10 days prior to the expiration of such policies, furnish Lessor with evidence of
renewals or "insurance binders” evidencing renewal thereof, or Lessor may increase his fiability insurance coverage and charge the cost thereof to Lessee, which
amount shall be payable by Lessee to Lessor upon demand. Such policies shall be for a term of atleast one year, or the length of the remaining term of this Lease,
whichever is fess. if either Party shall fail to procure and maintain the insurance required to be carried by it, the other Party may, but shall not be required 1o, procure
and maintain the same.

8.6 Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the other, and waive their entire
right to recover damages against the other, for loss of or damage to its property arising out of or incident to the perils required to be insured against herein. The
effect of such releases and walvers is not fimited by the amount of insurance carried or required, or by any deductibles applicable hereto. The Parties agree to have
their respective property damage insurance carriers waive any right to subrogation that such companies may have against Lessor or Lessee, as the case may be, so
long as the insurance is notinvalidated thereby.

8.7 indemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold harmiess the Premises, Lessor and
its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims, loss of rents and/for damages, iens, judgments, penalties,
attorneys' and consultants’ fees, expenses and/or abilities arising out of, involving, or in connection with, 2 Breach of the Lease by Lessee and/or the use and/or
occupancy of the Premises and/or Project by Lessee and/or by Lessee's employees, contractors or invitees. if any action or proceeding is brought against Lessor by
reason of any of the foregolng matlers, Lesses shall upon notice defend the same 3t Lesser’s axpanse by rounsel reasonally salishactory thlessor and Lessor shall
Copnerate with Lesses in surh defense. Losser need notlave fiest paid any suchtlaim in ordee 1o bedelfvnded or indémnitied,

8% Exempiion of Lessor and Its Rgents from Liability. Notwithstanding the negligence or bresch-of this Luase by bessor or 83 agents, neither Lesstr iy €3
agents shall befable under wny chroumstanres Too 8 injury oy damaige o thie peor ot gouds, Wares, mierchandie wrdther progerty of Legse, Lesese’s smployeey,
ont %ﬁm“; witmes, customers, oF suyalher person in g ahout the Premises; Foym any cause, {1 any damages arising fromyany agtorneghect of any other tenant of
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Lessor or from the failure of Lessor or its agents to enforce the provisions of any other lease in the Project, or (i} injury to Lessee’s business or for any loss of incorne
or profit therefrom. Instead, itis intended that Lessee's sole recourse in the event of such damages or injury be to file o claim on the insurance policy{ies) that Lessee
is required to maintain pursuant to the provisions of paragraph &.

2.9 Failure to Provide Insurance. Lessee acknowledges that any failure on its part to obtain or maintain the insurance required hersin will expose Lessor to
risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, for any month
or portion thereof that Lessee does not maintain the required insurance and/or does not provide Lessor with the required binders or certificates evidencing the
existence of the required insurance, the Base Rent shall be automatically increased, without any requirement for notice to Lessee, by an amount egual to 10% of the
then existing Base Rent or $100, whichever is greater. The parties agree that such increase in Base Rent represents fair and reasonable compensation for the
additional risk/costs that Lessor will incur by reason of Lessee's failure to maintain the required insurance. Such increase in Base Rent shall in no event constitute a
waiver of Lessee's Default or Breach with respect to the failure to maintain such insurance, prevent the exercise of any of the other rights and remedies granted
hereunder, nor relieve Lessee of its abligation to maintain the insurance specified in this Lease.

8.  Damage or Destruction.

9.1 Insured Loss. Ifthe improvements on the Premises are damaged and such damage Is an Insurad Loss, then Lessor shall, at Lessor's expense, rapair such
damage {but not Lessee's Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as reasonably possible and this Lease shall continue in full force
and effect; provided, however, that Lessee shall, at Lessor's election, make the repair of any damage or destruction the total cost to repair of which is $10,000 or less,
and, in such event, Lessor shall make any applicable insurance proceeds available to Lesses on a reasonable basis for that purpose. Notwithstanding the foregoing, if
the required insurance was not in foree or the insurance proceeds are not sufficient to effect such repair, the Insuring Party shall promptly contribute the shortage in
proceeds {except as to the deductible which is Lessee's responsibility) as and when required to complete said repaivs. In the event, however, such shortage was due
to the fact that, by reason of the unigue nature of the improvements, full replacement cost insurance coverage was not commercially reasonable and available, Lessor
shall have no obligation to pay for the shortage in insurance proceeds or to fully restore the unigue aspects of the Premises.

9.2 Uninsured Loss. Ifthe improvements on the Premises are damaged and such damage is not an Insured Loss, unless caused by a negligent or willful act of
Lessee {in which event Lessee shall make the repairs at Lessee's expense), Lessor may either: (i} repair such damage as soon as reasonably possible at Lessor's
expense, in which event this Lease shall continue in full force and effect, or (i) terminate this Lease by giving written notice to Lessee within 30 days after receipt by
Lessor of knowledge of the occurrence of such damage. Such termination shall be effective 60 days following the date of such notice.

9.3 Abatement of Rent; Lessee’s Remedies.

{a) Abatement. in the event the improvements on the Premises are damaged or a Hazardous Substance Condition for which Lessee s not responsible
under this Lease ocours {*Hazardous Substance Condition’ shall mean the occurrance or discovery of a condition involving the presence of, or a contamination by, a
Hazardeous Substance on or under the Premises which requires remediation), the Rent payable by Lessee for the period required for the repair, remediation or
restoration of such damage shall be abated in proportion to the degree to which Lessee’s use of the Premises is impairad, but not to exceed the proceeds received
from the Rental Value insurance. Al other obligations of Lessee hereunder shall be performed by Lessee, and Lessor shall have no liability for any such damage,
destruction, remediation, repair or restoration except as provided herein,

(b} Remedies. If Lessor is obligated to repair or restore the Premises and does not commence, in a substantial and meaningful way, such repair or
restoration within 90 days after such obligation shall accrug, Lessee may, at any time prior to the commencement of such repair or restoration, give writien notice to
Lessor and to any Lenders of which Lessee has actual notice, of Lessee’s election to terminate this Lease on a date not less than 60 days following the giving of such
notice. If Lessee gives such notice and such repair or restoration is not commenced within 30 days thereafter, this Lease shall terminate as of the date specified in said
notice. f the repair or restoration is commenced within such 30 days, this Lease shall continue in full force and effect. "Commence” shall mean either the
unconditional authorization of the preparation of the required plans, or the beginning of the actual work on the Premises, whichever first occurs.

5.4 Termination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2{g) or Paragraph 9, an equitable adjustment shali be made
concerning advance Base Rent and any other advance payrments made by Lessee to Lessor. Lessor shall, in addition, return to Lessee so much of Lessee's Security
Deposit as has not been, or is not then required {o be, used by Lessor

3.5 Waive Statutes. Lessorand Lessee agree that the terms of this Lease shall govern the effect of any damage to or destruction of the Premises with respect
to the termination of this Lease and hereby waive the provisions of any present or future siatule to the extent inconsistent herewith.

10. Real Property Taxes.

16.1 Definition. As used herein, the term "Real Property Taxes” shall include any form of assessment; real estate, general, special, ordinary or extraordinary, or
rental levy or tax {other than inheritance, personal income or estate taxes); improvement hond; and/or ficense fee imposed upon or levied againstany legal or
equitable interest of Lessor in the Premises or the Project, Lessor's right to other income therefrom, and/or Lessor's business of leasing, by any authority having the
direct or indirect power to tax and where the funds are generated with reference to the Building address. Real Property Taxes shall also include any tax, fee, levy,
assessment of charge, or any increase therein: (i) imposed by reason of evenis occurring during the term of this Lease, including but notlimited 1o, 3 change in the
ownership of the Premises, and (i} levied or assessed on machinery or equipment provided by Lessor to Lessee pursuant 1o this Lease.

10.2 Payment of Taxes. Lessor shall pay the Real Property Taxes applicable to the Premises provided, however, that Lessee shall pay to Lessor the amount, if
any, by which Real Property Taxes applicable 1o the Premises increase over the fiscal tax year during which the Commencement Date Occurs ("Tax Increase”), Payment
of any such Tax Increase shall be made by Lessee to Lessor within 30 days afier receipt of Lessor's written statement setting forth the amount due and computation
thareof. if any such taxes shalt cover any period of time prior to or after the expiration or termination of this Lease, Lessee's share of such taxes shall be prorated to
cover only that portion of the tax hill applicable to the period that this Lease s in effect. In the eventlassee incurs a late charge on any Rent payment, Lessor may
astimate the current Real Property Taxes, and require that the Tax Increase be paid in advance 1o Lessor by Lessee monthly in advance with the payment of the Base
Rent. Such monthly payment shall be an amount equal to the amount of the estimated instaliment of the Tax Increass divided by the number of months remaining
before the month in which said instaliment becomes delinguent. When the actual amount of the applicable Tax Increase is known, the amount of such equal monthiy
advance payments shall be adjusted as reguired to provide the funds needed 1o pay the applicable Tax Increase. if the amount collected by Lessor is insufficient to pay
the Tax Incraase when due, Lessee shall pay Lessor, upon demand, such additional sums as are necessary to pay such obligations. Advance payments may be
intermingled with other moneys of Lessor and shall not bear interest. in the event of a Breach by Lessee in the performance of its obligations under this Lease, then
any such zdvance payments may be treated by Lessor as an additional Security Deposit.

10.3 Additional Improvements. Notwithstanding anything to the contrary in this Paragraph 10.2, Lessee shall pay to Lessor upon demand therefor the entirety
of any increase in Real Property Taxes assassed by reason of Alterations or Utility Instaliations placed upon the Premises by Lessee or at Lessee’s request or by reason
of any alterations or improvements io the Premises made by Lessor subsequent to the execution of this Lease by the Partics.

10.4 joint Assessment. If the Premises are not separately assessed, Lessee's Hability shall be an equitable proportion of the Tax Increase for all of the land and
improvements included within the tax parce! assessed, such proportion to be conclusively determined by Lessor from the respective valuations assigned in the
assessor's work sheets or such other information as may be reasonably available.

10.5 Parsonal Property Taxes. Lessee shall pay, prior to delinguency, all taxes assessed against and levied upon Lessee Owned Alterations, Utility Installations,
Trade Fixtures, furnishings, equipment and all personal property of Lessee. When possible, Lessee shall cause its Lessee Owned Alterations and Utility Instailations,
Tradle Bixtures, fursishings, equipnant and ail sther personsl property to be assessed and billed separately frovvthe real property oftessor ¥ any of Logsen's said
property shall be axsessed with Lessor's real property, Lesser shall pay Lessor thetawes atiributable to Lesses's property within 10 days ofter recelpt of s written
watement sating forth thie taves appiiable (o Lusses’s property.

11, wtiitdes and Services. Lesses shall gavfor 2l waten gas, Hely, fight, ptwer, wiephone, thash disposet and ather utilitios and services supplied 1o the Premises,
topether with Say Gows therean, Fany soch services are notseperyiely mctered or bifled 10 lesiir, Lessde shall pay & refsnnsble gropariion, 1 be detaririined by
tessor, of gl charges iokstly metersd or bifled. Thereshall be no shaterment of rent sod Lessor shall not by leble vany sespect whasissewnr for the inadeguaty
Sopoage, nterraption or didrontinosnee . of sny Gty oy sereice dug o oy, stihe, lobor dispuie, lrsekdown, atdident repal or siber cause bevond Lessor's
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13. Default; Breach; Remedies.

13.1 Default; Breach. A "Default’ is defined as a failure by the Lessee to comply with or perform any of the terms, covenants, conditions or Rules and
Regulations under this Lease. A "Breach" is defined as the occurrence of one or more of the following Defaults, and the failure of Lessee to cure such Default within
any applicable grace period:

{a] The abandonment of the Premises; or the vacating of the Premises without providing a commercially reasonable level of security, or where the
coverage of the property insurance described in Paragraph 8.3 is jeopardizad as a result thereof, or without providing reasonable assurances to minimize potential
vandalism,

{b} Thefailure of Lasses to make any payment of Rent or any Security Deposit required to be made by Lessee hereunder, whether 1o Lessor or to a third
party, when due, 10 provide reasonable evidence of insurance or surety bond, or 1o fulfill any obligation under this Lease which endangers or threatens life or
property, where such failure continues for a period of 3 busingss days following written nofice to Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF
REMNT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE
PREMISES.

{c} The failure of Lessee to allow Lessor and/or its agents access to the Premises or the commission of waste, act or acts constituting public or private
nuisance, and/or an itlegal activity on the Premises by Lessee, where such actions continue for a period of 3 business days following written notice to Lessee. in the
event that Lessee commils waste, a nuisance or an illegal activity a second time then, the Lessor may elect to treat such conduct as a non-curable Breach rather thana
Default.

{dy  The failure by Lessee to provide {i} reasonable written evidence of compliance with Applicable Requirements, (i} the service contracts, {iil} the
rescission of an unauthorized assignment or subletiing, (iv} an Estoppel Certificate or financial statements, (v} 2 requested subordination, {vi) evidence concerning any
guaranty and/or Guarantor, {vii) any document requested under Paragraph 42, (vili} material safety data sheets {MSDS), or {ix} any other documentation or
information which Lessor may reasonably require of Lessee under the terms of this Lease, where any such failure continues for a period of 10 days following writien
notice to Lesses.

{e} A Defauli by Lessee asto the terms, covenants, conditions or provisions of this Lease, or of the rules adopted under Paragraph 40 hereof, other than
those describad in subparagraphs 13.1(a), {b), (¢} or {d), above, where such Default continues for a period of 30 days after written notice; provided, however, that if
the nature of Lessea’s Default is such that more than 30 days are reasonably required for its cure, then it shall not be deemed to be a Breach if Lessee commences
such cure within said 30 day period and thereafter diligently prosacutes such cure to completion.

{f}  The wcourrence of any of the following events: (i} the making of any general arrangement or assignment for the benefit of creditors; (i} becominga
"debtor” as defined in 11 U.5.C. § 101 or any successor statute thereto {unless, in the case of a petition filed against Lessee, the same is disrissed within 60 days); (ili}
the appointment of a trustes or receiver 10 take possession of substantially all of Lessee's assets located at the Premises or of Lessee's interest in this Lease, where
possession is not restored to Lesses within 30 days; or {iv) the attachment, execution or other judicial seizure of substantially ali of Lessee’s assets located at the
Premises or of Lesses's interest in this Lease, where such seizure is not discharged within 30 days; provided, however, in the event that any provision of this
subparagraph is contrary to any applicable law, such provision shall be of no force or effect, and not affect the validity of the remaining provisions.

{g) The discovery that any financial statement of Lesses or of any Guarantor given to Lessor was materially false.

{h} i the performance of Lessee's obligations under this Lease is guaranteed: {i) the death of a Guarantor, {ii} the termination of a Guaranior's liability
with respect to this Lease other than in accordance with the terms of such guaranty, {iil} a Guarantor's becoming insolvent or the subject of 8 bankruptey filing, (iv) 3
Guarantor's refusal to honor the guaranty, or (v) a Guarantor's breach of its guaranty obligation on an anticipatory basis, and Lessee’s fallure, within 80 days following
written notice of any such event, to provide written alternative assurance or security, which, when coupled with the then existing resources of Lessee, equals or
exceeds the combined financial resources of Lessee and the Guaraniors that existed at the time of execution of this Lease.

13.2 Remedies. if Lessee fails to perform any of its affirmative duties or obligations, within 10 days after written notice {or in case of an emergency, without
notice), Lessor may, at its option, perform such duty or obligation on Lessee's behalf, including but not fimited to the oblaining of reasonably reguired bonds,

I policies, or governmental licenses, permits or approvals. Lessee shall pay to Lessor an amount equal to 115% of the costs and expenses incurre'd; by Lesdor
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in such performance upon receipt of an inveice therefor. In the event of a Breach, Lessor may, with or without further notice or demand, and without limiting Lessor
in the axercise of any right or remedy which Lessor may have by reason of such Breach:

{a} Terminate Lessee's right to possassion of the Premises by any lawful means, in which case this Lease shall terminate and Lessee shall immediately
surrender possession to Lessor. In such event Lessor shall be entitled to recover from Lesses: {i} the unpaid Rent which had been earned at the time of termination;
(i) the worth at the time of award of the amount by which the unpaid rent which would have been earned after termination until the time of award exceeds the
amount of such rental loss that the Lessae proves could have been reasonably avoided; (i) the worth at the time of award of the amount by which the unpaid rent for
the halance of the term after the time of award exceeds the amount of such rental loss that the Lessee proves could be reasonably avoided; and {iv} any other amount
necessary 1o compensate Lessor for all the detriment proximately caused by the Lessea's failure to perform its obligations under this Lease or which in the ordinary
course of things would be likely to result therefrom, including but not imited to the cost of recovering possession of the Premises, sxpenses of reletting, including
necessary renovation and aiteration of the Prermises, reasonable attorneys’ fees, and that portion of any leasing commission paid by Lessar in connection with this
Lease applicable to the unexpired term of this Lease. The worth at the time of award of the amount referred to in provision {iii} of the immediately preceding
sentence shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the District within which the Premises are located at the
time of award plus one percent. Efforts by Lessor to mitigate damages caused by Lessee’s Breach of this Lease shall not waive Lessor's right to recover any damages to
which Lessor is otherwise entitied. If termination of this Lease is obiained through the provisional remedy of unfawful detainer, Lessor shall have the right to recover
in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may reserve the right to recover all or any part thereof in a separate suit. if 2
notice and grace period required under Paragraph 13.1 was not previously given, a notice to pay rentor quit, or to perform or quit given to Lessee under the uniawful
detainer statute shall also constitute the notice regquired by Paragraph 13.1. In such case, the applicable grace period required by Paragraph 13.1 and the unlawful
detairer statute shall run concurrently, and the fallure of Lessee 1o cure the Default within the greater of the two such grace periods shall constitute both an unlawful
detainer and a Breach of this Lease entitling Lessor to the remedies provided for in this Lease and/or by said statute.

{b) Continuethe Lease and Lessee's right to possession and recover the Rent as it becomes dug, in which event Lessee may sublet or assign, subject only
to reasonable Himitations. Acts of maintenance, efforts 1o relet, and/or the appoiniment of a receiver to protect the Lessor's interests, shall not constitute 3
termination of the Lassee's right to possession.

{c} Pursue any other remedy now or hereafter available under the laws or judicial decisions of the state wherein the Prermises are located. The expiration
or termination of this Lease and/or the termination of Lessee's right 1o possession shall not relieve Lessee from liability under any indemnity provisions of this Lease
as to matters accurring or accruing during the term hereof or by reason of Lessee's occupancy of the Premises.

13.3 Inducement Recapture. Any agreement for free or abated rent or other charges, the cost of tenant improvements for Lessee paid for or performed by
Lessor, or for the giving or paying by Lessor to or for Lessee of any cash or other bonus, inducement or consideration for Lessee's entering into this Lease, all of which
concessions are hereinafter referred to as "Inducement Provisions,” shall be deemed conditioned upon Lessee’s full and faithful performance of all of the terms,
covenants and conditions of this Lease. Upon Breach of this Lease by Lessee, any such tnducement Provision shall automatically be deemed delated from this Lease
and of no further force or effect, and any rent, other charge, bonus, inducement or consideration theretofore abated, given or paid by Lessor under such an
Inducement Provision shall be immediately due and payable by Lessee to Lessor, notwithstanding any subseguent cure of said Breach by Lessee. The acceptance by
Lessor of rent or the cure of the Breach which initiated the operation of this paragraph shall not be deemed a waiver by Lessor of the provisions of this paragraph
unless spacifically so stated in writing by Lessor at the time of such acceptance.

13.4 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to incur costs not contemplated by this Lease, the exact
amount of which will be extremely difficult to ascertain. Such costs include, but are not imited to, processing and accounting charges, and iate charges which may be
imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessor within 5 days after such amount shall be due, then, without any
requirement for notice o Lessee, Lessee shall immediately pay to Lessor a one-time late charge equal to 10% of each such overdue amount or $100, whichever is
greater. The Parties hereby agree that such fate charge represents a fair and reasonable estimate of the costs Lessor will incur by reason of such late payment.
Acceptance of such late charge by Lessor shall in no event constitute a waiver of Lessee’s Default or Breach with respect to such gverdue amount, nor prevent the
exercise of any of the other rights and remedies granted hereunder. inthe eventthat a3 late charge is payable hereunder, whether or not collected, for 3 consecutive
instaliments of Base Rent, than notwithstanding any provision of this Lease to the contrary, Base Rent shall, at Lessor's option, become due and payable quarieriy in
advance.

13.5 interest. Any monetary payment due Lessor hereunder, other than late charges, not received by Lessor, when due shall bear interest fromthe 31stday
after it was due. The interest {"Interest”} charged shall be computed at the rate of 10% per annum but shall not exceed the maximum rate allowed by law. Interest is
payable in addition to the potential late charge provided forin Paragraph 13.4.

13.6 Breach by Lessor.

{a) HNotice of Breach. Lessor shall not be deemed in breach of this Lease unless Lessor fails within a reasonable time to perform an obligation reguired to
be performed by Lessor. For purposes of this Paragraph, 3 reasonable time shall in no event be less than 30 days after receipt by Lessor, and any Lender whose name
and address shall have been furnished to Lessee in writing for such purpose, of written notice specifying whergin such obligation of Lessor has not been performed;
provided, however, that if the nature of Lessor's obligation is such that more than 30 days are reasonably required for its performance, then Lessor shall not bein
preach if performance is commenced within such 30 day period and thereafter diligently pursued 1o completion.

{b) Performance by Lessee on Behalf of Lessor. In the event that neither Lessor nor Lender cures said breach within 30 days after receipt of said notice,
or if having commenced said cure they do not diligently pursue 1t 1o completion, then Lessee may efect to cure said breach at Lessee's expense and offset from Rent
the actual and reasonable cost to perform such cure, provided however, that such offset shall not exceed an amount equal to the greater of one month's Base Rent or
the Security Deposit, reserving Lessee's right to seek reimbursement from Lessor for any such expense in excess of such offset. Lessee shall document the cost of said
cure and supply said documentation 1o Lessor

14, Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold under the threat of the exercise of said power
{coliectively "Condemnation”), this Lease shall terminate as to the part taken a3s of the date the condemning authority takes title or possession, whichever first ocours.
If more than 25% of the Premises, is taken by Condemnation, Lessee may, at Lessee’s option, to be exercised in writing within 10 days after Lessor shall have given
Lessee written notice of such taking {or in the absence of such notice, within 10 days after the condemning authority shall have taken possession) terminate this Lease
as of the date the condemning authority takes such possession. i Lessee does not terminate this Lease in accordance with the foregoing, this Lease shall remainin
full force and effect as to the portion of the Premises remaining, except that the Base Reni shall be reduced in proportion to the reduction in utility of the Prernises
caused by such Condemnation. Condemnation awards and/for payments shall be the property of Lessor, whether such award shall be made as compensation for
diminution in value of the teasehold, the value of the part taken, or for severance damages; provided, however, that Lessee shall be entitied to any compensation paid
by the condemnor for Lessee's relocation expenses, loss of business goodwill and/or Trade Fixtures, without regard to whether or not this Lease is terminated
pursuant to the provisions of this Paragraph. All Alterations and Utility Installations made to the Premises by Lessee, for purposes of Condemnation only, shall be
considared the property of the Lessee and Lessee shall be entitled to any and all compensation which is payable therefor. In the event that this Lease is not
terminated by reason of the Condemnation, Lessor shall repair any damage to the Premises caused by such Condemnation.
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{ab  Each Barty fas “Responding Party™s shall within 10 days after written notise from the gther Party {the "Reguesting Party”} execute, ackaowindge anid
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nfc%%vtion, confirmation and/or stataments as may be reasonably requested by the Requesting Party.
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{8} I the Responding Party shall fail to execute or deliver the Estoppsl Certificate within such 10 day period, the Requesting Party may execute an
Estoppel Cartificate stating that: {i) the Lease is in full force and effect without modification except as may be represented by the Requesting Party, {ii} there areno
uncured defaults in the Regquesting Party's performance, and (i)} if Lessor is the Requesting Party, not more than one month's rent has besn paid in advance.
Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppe! Certificate, and the Responding Party shall be estopped from denying the
truth of the facts contained in said Certificate. In addition, Lessee acknowledges that any failure on its part to provide such an Estoppet Certificate will expose Lessor
1o risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremnely difficult to ascertain. Accordingly, should the
Lessee fail 1o execute andfor deliver a requested Estoppet Certificate in a timely fashion the monthly Base Rent shall be automaticafly increased, without any
requirement for notice to Lessee, by an amount equal 1o 10% of the then existing Base Rent or 5100, whichever is greater for remainder of the Lease. The Parties
agree that such increase in Base Rent represents fair and reasonable compensation for the additional risk/oosts that Lessor will incur by reason of Lessee's failure to
provide the Estoppel Certificate. Such increase in Base Rent shall in no event constitute & waiver of Lessee’s Default or Breach with respect to the fatlure 1o provide
the Estoppel Certificate nor prevent the exercise of any of the other rights and remedies granted hereunder,

{¢) ifLessor desiresio finance, refinance, or seli the Premises, or any part thereof, Lessee and all Guarantors shall within 10 days after written notice
from Lessor deliver to any potential lender or purchaser designated by Lessor such financial statements as may be reasonably required by such lender or purchaser,
including but not limited to Lessee's financial statements for the past 3 years. All such financial staternents shall be received by Lessor and such lender or purchaser in
confidence and shall be used only for the purposes herain set forth,

17. Definition of Lessor. The term "Lessor” 25 used herein shall mean the owner or owners at the time in question of the fee title to the Premises, or, if thisis a
sublease, of the Lessee's interest in the prior lease. In the event of a transfer of Lessor's title or interest in the Premises or this Lease, Lessor shall deliver to the
transferee or assignee {in cash or by credit any unused Security Deposit held by Lessor. Upon such transfer or assignment and delivery of the Security Deposit, as
aforesaid, the prior Lessor shall be relieved of ail liability with respect to the obligations and/or covenants under this Lease thereafter to be performed by the Lessor.
Subject to the foregning, the obligations and/or covenants in this Lease to be performed by the Lessor shall be binding only upon the Lessor as hereinabove defined.

18. Sewverability. The invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shallin no way affect the validity of any other
provision hereof.

18, Days. Unless otherwise specifically indicated to the contrary, the word “days" as used in this Lease shalf mean and refer to calendar days.

20. Llimitation on Liability. The obligations of Lessor under this Lease shall not constitute personal obligations of Lessor, or its partners, members, directors, officers
or shareholders, and Lessee shall look to the Premises, and 1o no other assets of Lessor, for the satisfaction of any liability of Lessor with respect to this Lease, and
shall not seek recourse against Lessor's partners, members, directors, officers or shareholders, or any of their personal assets for such satisfaction.

21, Time of Essence. Time is of the essence with respect to the performance of all obligations to be performed or observed by the Parties under this Lease.

22. WMo Prior or Gther Agreements; Broker Disclaimer. This Lease contains ali agreements between the Parties with respect to any matter mentioned herein, and no
oiher prior or contemporanecus agreement or understanding shall be effective. Lessor and Lessee sach represents and warrants to the Brokers thatit has made, and
is relying solely upon, its own investigation as to the nature, quality, character and financial responsibifity of the other Party to this Lease and asto the use, nature,
quality and character of the Premises. Brokers have no respansibility with respect thereto or with respect to any default or breach hereof by sither Party,

23, Motices.

23.1 Motice Requirements. All notices required or permitted by this Lease or applicable law shall be in writing and may be delivered in person {by hand orby
courier) or may be sent by regular, certified or registered mail or L1.S. Postal Service Express Mail, with postage prepaid, or by facsimile transmission, or by email, and
shall be deemed sufficiently given if served in a manner specified in this Paragraph 23. The addresses noted adjacent to a Party's signature on this Lease shall be that
Party's address for delivery or mailing of notices. Either Party may by written notice to the other specify a different address for notice, except that upon Lessea's
taking possession of the Premises, the Pramises shall constitute Lessee's address for notice. A copy of all notices to Lessor shall be concurrently transmitted to such
party or parties at such addresses as Lessor may from time to time hereafter designate in writing.

23.2 Date of Notice. Any notice sent by registered or certified mail, return receipt requested, shall be deemed given on the date of delivery shown on the
receipt card, or if no delivery date is shown, the postrark thereon. If sent by regular mail the notice shall be deemed given 72 hours after the sameis addressed as
required herein and mailed with postage prepaid. Motices delivered by United States Express Mall or overnight courier that guarantees next day delivery shall be
deemed given 24 hours after delivery of the same to the Postal Service or courier. Notices deliverad by hand, or transmitied by facsimile transmission or by email
shall be deemed delivered upon actual receipt. If notice is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the next business day.

24, ‘Waivers.

{3} No waiver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee, shall be deemed a waiver of any other term,
covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or condition hereof. Lessor's consent to,
or approval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, any subsequent or similar act by Lessee, or be
construed as the basis of an estoppel to enforce the provision or provisions of this Lease requiring such consent.

{b} Theacceptance of Rent by Lessor shall not be a waiver of any Default or Breach by Lessee. Any payment by Lessee may be accepted by Lessor on
account of monies or damages due Lessor, notwithstanding any qualifying statements or conditions made by Lessee in connection therewith, which such statements
and/or conditions shall be of no force or sffect whatsoever unless specifically agreed 1o in writing by Lessor al or before the time of deposit of such payment.

{c} THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RELATED THERETO AND HEREBY WAIVE THE
PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE IS INCONSISTENT WITH THIS LEASE.

25. Disclosures Regarding The Nature of 3 Real Estate Agency Relationship.

{a} When entering into a discussion with a real estate agent regarding a real estate transaction, a Lessor or Lessee should from the outset understand
what type of agency relationship or representation it has with the agent or agents in the transaction. Lessor and Lessee acknowledge being advised by the 8rokersin
this transaction, as follows:

{i} Lessor'sAgent. A Lessor's agent under a listing agreement with the Lessor acts as the agent for the Lessor only. A Lessor's agent or subagent
has the following affirmative obligations: To the Lessor: A fiduciary duty of utmaost care, integrity, honesty, and loyalty in dealings with the Lessor. 7o the Lessee and
the Lessor: (a) Diligent exercise of reasonable skills and care in performance of the agent's duties. {b) Aduty of honest and fair dezling and good faith. (¢} Aduty to
disclose all facts known 1o the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and
ohservation of, the Parties. An agent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the
affirmative duties set forth above.

{ii} Lessee’s Agent. An agent can agree to act as agent for the Lessee only. In these situations, the agent is not the Lessor's agent, even if by
agreement the agent may receive compensation for services renderad, either in full or in part from the Lessor. An agent acting only for a Lessee has the following
affirmative obligations. To the Lessee: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Lessee. To the Lessee and the Lessor: (a)
Diligent exercise of reasonable skills and care in performance of the agent's duties. {b) A duty of honest and fair dealing and good faith. {c} A duty to disclose all facts
known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and observation of, the Parties.
Ar agent is not obligated to reveal to sither Party any confidential information obtained from the other Party which does not involve the affirmative duties set forth
above,

{ii} Agent Representing Both Lessor and Lessee. Areal estate agent, either acting directly or through one or more associate licenses, can legally be
the agent of both the Lessor and the Lessee in 3 transaction, but only with the knowledge and consent of both the Lessor and the Lessee. In a dual agency situation,
the agent has the following affirmative obligations to both the Lessor and the Lessee: {a} A fiduciary duty of ulmost care, integrily, honesty and loyalty in the dealings
with either Lessor or the Lessee. {b) Other duties to the Lessor and the Lessee as stated above in subparagraphs {i} or {ii}. In representing both Lessor and Lessee, the
agent may not without the express permission of the respective Party, disclose to the other Pasty that the Lessor will accept rent in an amount less than that indicated
in the listing or that the Lessee is willing to pay a higher rent than that offered. The above duties of the agent in a real estate transaction do not relieve a Lessoror
Lessee from the responsibility to protect their own interests. Lessor and Lessee should carefully read all agreements to assure that they adequately express their
undersianding of the transaction. A real estate agent is a person qualified to advise about real estate. If legal or tax advice is desired, consult a competent
professional.

{b} Brokers have no responsibility with respect to any default or breach hereof by either Party. The Parties agree that no lawsuit or other legal
proceeding involving any breach of duty, error or omission relating to this Lease may be brought against Broker more than one year after the 5iart Date and that the
liability {including court costs and attorneys’ fees), of any Broker with respect to any such lawsult and/or legal proceeding shall not exeeed the fee received by such
Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable to any gross negligence or wiliful
misconduct of such Broker.

DS ¢y Lessorand Lessee agree to identify to Brokers as "Confidential” any communication or information given Brokers that is considered by sugh Partyto
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be confidential.

26. No Right To Holdover. Lessee has no right to retain possession of the Premises or any part thereof beyond the expiration or termination of this Lease. inthe
event that Lessee holds over, then the Base Rent shall be increased to 150% of the Base Rent applicable immediately preceding the expiration or termination.
Holdover Base Rent shall be calculated on monthly basis. Nothing contained herein shall be construed as consent by Lessorto any holding over by Lessee,

27. Cumulative Remedies. No remady or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all other remedies at law or
in equity.

38. Cowvenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed by Lessee are hoth covenants and conditions.
in construing this Lease, all headings and titles are for the convenience of the Parties enly and shall not be considered a part of this Lease. Whenever required by the
context, the singular shall include the plural and vice versa. This Lease shall not be construed as if prepared by one of the Parties, but rather according to its fair
meaning as 2 whole, as if both Parties had prepared it.

29. Binding Efect; Choice of Law. This Lease shall be binding upon the Parties, their personal representatives, successors and assigns and be governed by the laws
of the State in which the Premises are located. Any litigation between the Parties hereto concerning this Lease shall be initiated in the county in which the Premises
are located,

36, Subordination; Attornment; Non-Disturbance.

30.1 Subordination. This Lease and any Option granted hereby shafl be subject and subordinate to any ground lease, morigage, deed of trust, or other
hypothecation or security device (collectively, "Security Device"), now or bereafter placed upon the Premises, 1o any and all advances made on the security thereof,
and to all renewats, modifications, and extensions thereof. Lessee agrees that the holders of any such Security Devices {in this Lease together referred 1o as “Lender"}
shall have no liability or obligation to perform any of the obligations of Lessor under this Lease. Any Lender may electto have this Lease and/or any Option granted
hereby superior to the lien of its Security Device by giving writien notice thereof to Lessee, whereupon this Lease and such Options shall be deered prior to such
Security Device, notwithstanding the relative dates of the documentation or recordation thereof,

30.2 Attornment. In the event that Lessor transfers title to the Premises, or the Premises are acquired by another upen the foreclosure or termination of a
Secyrity Device to which this Lease is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3, attorn to such new owner, and upon
request, enter into 3 new lease, containing all of the terms and provisions of this Lease, with such new owner for the remainder of the term hereof or, at the election
of the new owner, this Lease will automatically become a new lease between Lessee and such new owner, and (i) Lessor shall thereafter be relieved of any further
obligations hereunder and such new owner shall assume all of Lessor’s obligations, except that such new owner shall not: {a) be liable for any act or omission of any
prior lessor or with respect to events occurring prior to acquisition of ownership; (b} be subject to any offsets or defenses which Lessee might have against any prior
lessor, {c)be bound by prepayment of more than one month's rent, or {d) be liable for the return of any security deposit paid to any prior lessor which was not paid or
credited to such new owner.

30.3 Non-Disturbance. With respect to Security Devices entered into by Lessor after the execution of this Lease, Lesses's subordination of this Lease shall be
subject to receiving a commercially reasonable non-disturbance agreement {a "Non-Disturbance Agreement”) from the tender which Non-Disturbance Agreement
provides that Lessee’s possession of the Premises, and this Lease, including any options to extend the term hereof, will not be disturbed so long as Lessee is not in
Breach hereof and atiorns to the record owner of the Premises,

30.4 Self-Executing. The agresments contained in this Paragraph 30 shall be effective without the execution of any further dotuments; provided, howaever, that,
upon written request from Lessor or a Lender in connection with a sale, financing or refinancing of the Premises, Lessee and Lessor shall execute such further writings
as may be reasonably required 1o separately document any subordination, attornment and/or Non-Disturbance Agreement provided for herein.

31. Attorneys' Fees. If any Party or Broker brings an action or proceeding involving the Premises whether founded in tort, contract or equity, orto declare rights
hereunder, the Prevailing Party {as hereafier defined) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable attorneys’ fees. Such fees may
be awarded in the same suit or recovered in @ separate suit, whether or not such action or proceeding is pursued to decision or judgment. Theterm, "Prevailing
Party” shall include, without limitation, a Party or Brokar who substantially obtains or defeats the refief sought, as the case may be, whether by compromise,
settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees award shali not be computed in accordance with
any court fee schedule, but shall be such as to fully reimburse all attorneys’ fees reasonably incurred. In addition, Lessor shall be entitled 1o attorneys’ fees, costs and
expenses incurred in the preparation and service of notices of Default and consultations in connection therewith, whether or not a legal action is subseguently
commenced in connection with such Default or resulting Breach ($200 s a reasonable minimum per occurrence for such services and consultation).

32. Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any time, inthe case of an emergency, and
atherwise at reasonable times after reasonable prior notice for the purpose of showing the same to prospective purchasers, lenders, or tenants, and making such
alterations, repairs, improvements or additions to the Premises as Lessor may deem necessary or desirable and the erecling, using and maintaining of utilities,
services, pipes and conduits through the Premises and/or other premises as long as there is no material adverse effect on Lessee's use of the Premises, All such
activities shall be without abatement of rent or liability to Lessee.

33. Auctions. Lessee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessor's pricr written consent. tessor shali not be
obligated to exercise any standard of reasonableness in determining whether to permit an auction,

34. Signs. Lessor may place on the Premises ordinary "For Sale” signs at any time and ordinary "For Lease” signs during the fast 6 months of the term hereof. Excapt
for ordinary "for sublease” signs, Lessee shall not place any sign upon the Premises without Lessor's prior written consent. All signs must comply with all Applicable
Requirements.

35. Termination; Merger. Unless specifically stated otherwise in writing by Lessar, the voluntary or other surrender of this Lease by Lessee, the mutual termination
or cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease or lesser estate in the Premises; provided,
however, that Lessor may elect to continue any one or alt existing subtenancies. Lessor's failure within 10 days following any such event o elect to the contrary by
written notice 1o the holder of any such lesser interest, shalf constitute Lessar's election to have such event constitute the termination of such interest.

36. Consents. All requests for consent shall be in writing. Except as stherwise provided herein, wherever in this Lease the consent of a Party is required to an act by
or for the other Party, such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs and expenses {including but not fimited to
architects', attorneys', engineers' and other consultants' fees) incurred in the consideration of, or response to, 2 request by Lessee for any Lessor consent, including
but not limited to consents to an assignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lesses upon receipt of an invoice and
supporting documentation therefor. Lessor's consent to any act, assignment or subletting shall not constitute an acknowledgment that no Default or Breach by Lessee
of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or Breach, except as may be otherwise specifically stated in writing by
Lessor at the time of such consent.. The failure to specify herein any particular condition to Lessor's consent shall not preclude the imposition by Lessor at the time of
consent of such further or other conditions as are then reasonable with reference to the particular matter for which consentis being given. in the event that either
Party disagrees with any determination made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall furnish
its reasons in writing and in reasonable detail within 10 business days following such reguest.

37. Guaraniorn

37.1 Execution. The Guarantors, if any, shall each execute 2 guaranty in the form most recently published BY AIR CRE.

37.2 Default, 1t shall constitute a Default of the Lessee if any Guarantor fails or refuses, upon request 1o provide: (a) evidence of the execution of the guaranty,
including the authority of the party signing on Guarantor's behalf to obligate Guarantor, and in the case of a corporate Guarantor, a certified copy of a resolution of its
boars of dirortors authorizing the riaking of such guaranty, (i curreny Bnahclal stdterhents; [o] an Estopged Certificte, or Q) written confiemation thal the gussanty i
stilt in wffect:

38, Guiet Possesslon, Sublect to pavment by Lessee of the Beet and performunce of sl of the covenants; conditimrs an provisions on Lessse’s parito be dbsseved
and performes under this Leasd, Lesses shall bive quint prokession and dubit edjowment of thir Premises durbiyg the teren Hersof,

39, Cptions. i Lessee i grivted soyOption, a¢ definad beldw, then the falfowing provisions shiall spiphe
393 Definition, "Opton® shallmeany [a)theright 16 externd or cadign thel taem of oF rerew tHis Lease oy textend of reducethe termral or renew any feuss
that Lesses has on other property of Lessor; (b} the right of Brst refusal or first offer (o lease either the Mramises of other property of Lassor; [¢} the dght fo purctiase,
whe right of first offer 10 purchise orthe rghiof Bnstrefisalio purchase the Premises erather property of Lessor,
382 Options Personal To Driging! Lessee, Any Qption granted (o Lessee in this Lease s persoral to the arigingl Lessee, sod vamml be assigned of exarciaed by
avvonz ather Shan soid prigingt Lessos and andy wivle the orgingl Lessen i in Tull possevsim ofthe Premisns and, If regussted by Lesser with Lesses corfifying that
5558 has no intention of thereafier assigning or subletting.
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39.3 Multiple Options. In the event that Lessee has any multiple Options to extend or renew this Lease, a later Option cannot be exercised unless the prior
Options have been validly exercised.
39.4 Effect of Default on Options.
{a) Lessee shall have no right to exercise an Option: (i} during the period commencing with the giving of any notice of Defaull and continuing until said
Default is cured, (i) during the period of time any Rent is unpaid {without regard to whether notice thereof is given Lesses}, {il) during the time Lessee is in Breach of
this Lease, or {iv) in the event that Lessee has been given 3 or more notices of separate Default, whether or notthe Defaults are cured, during the 12 month period
immediately preceding the exercise of the Option.
{h} The period of time within which 2n Option may be exercised shall not be extended or enlarged by reason of Lesses's inability 1o exercise an Option
because of the provisions of Paragraph 39.4{a}.
{¢} AnOption shall terminate and be of no further force or effect, notwithstanding Lessee’s due and tmely exercise of the Option, if, affer such exercise
and prior to the commencement of the extended term or completion of the purchase, (i) Lessee fails to pay Rent for a period of 30 days after such Rent becomes due
{without any necessity of Lessor to give notice thereof), or (ii} if Lessee commits a Breach of this Lease.

40. Multiple Propertiss. If the Premises are a part of a group of properties controlled by Lessor, Lessee agrees that it will abide by and conform o all reasonable
rules and regulations which Lessor may make from time to time for the management, safety, and care of said propertics, including the care and dleanliness of the
grounds and including the parking, loading and unloading of vehicles, and to cause its employees, suppliers, shippers, customers, contractors and invitees 1o so abide
and conform. Lessee also agrees to pay its fair share of common expenses incurred in connection with such rules and regulations.

41. Security Measures. Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not include the cost of guard service or other security
measures, and that Lessor shall have no obligation whatscever 1o provide same. Lessee assumes all responsibility for the protection of the Premises, Lesses, its
agents and invitees and their property from the acts of third parties.

42. Reservations. Lessor reserves to itself the right, from time to time, to grant, without the consent or joinder of Lessee, such easements, rights and dedications
that Lessor deems necessary, and 10 cause the recordation of parcel maps and restrictions, so long as such easements, rights, dedications, maps and restrictions do
not unreasonably interfere with the use of the Premises by Lessee. Lessee agrees to sign any documents reasonably requested by Lessorto effectuate any such
rasement rights, dedication, map or restrictions.

43, Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to the other under the provisions
hereof the Party against whom the obligation to pay the money is asserted shall have the right to make payment "under protest” and such payment shall not be
regarded as a voluntary payment and there shall survive the right on the part of said Party to institute suit for recovery of such sum. if it shall be adjudged that thers
was no legal obligation on the part of said Party to pay such sum or any part thereof, said Party shall be entitled to recover such sumor so much thereof as it was not
legally required to pay. A Party who does not initiate suit for the recovery of sums paid "under protest” within 6 months shall be deemed to have waived its right to
protest such payment.

44, Authority; Multiple Parties; Execution.

{a) If either Party hereto is a corporation, trust, limited liability company, partnership, or similar entity, each individual executing this Lease on behalf of
such entity represents and warrants that he or she is duly authorized to execute and deliver this Lease on its behalf. Each Pany shall, within 30 days after request,
deliver to the other Party satisfactory evidence of such authority.

(b} Ifthis Lease is executed by more than one person or entity as "Lessee”, each such person or entity shall be jointly and severally liable hereunder. His
agraed that any one of the named Lessees shall be empowered to exetute any amendment to this Lease, or other document ancillary thereto and bind all of the
named Lessees, and Lessor may rely on the same as if all of the named Lessees had executed such document.

{c} This Lease may be executed by the Parties in counterparts, each of which shali be deemed an original and all of which together shall constitute one
and the same instrument.

45. Conflict. Any conflict between the printed provisions of this Lease and the typewritten or handwritien provisions shall be controiled by the typewritien or
handwritten provisions.

48. Offer. Preparation of this Leass by either Party or their agent and submission of same to the other Party shall not be deemed an offer to lease to the other
Party. This Lease is not intended to be binding untit executed and delivered by all Parties hereto.

47. Amendments, This Lease may be modified only in writing, signed by the Parties in interest at the time of the modification. As long as they do not materially
change Lessee's obligations hersunder, Lesses agrees to make such reasonable non-monetary modifications to this Lease as may be reasonably required by a Lender
in connection with the obtaining of normal financing or refinancing of the Premises.

48. Waiver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR PROCEEDING INVOLVING THE PROPERTY
OR ARISING OUT OF THIS AGREEMENT,

49, Arbitration of Disputes. An Addendum requiring the Arbitration of all disputes between the Parties and/or Brokers arising out of this Lease @ is ’“M isnot
attached to this Lease.

B8, Accessibility; Americans with Disabilities Act.
{a} The Premises:

determine whether the subject premises comply with ail of the applicable construction-related accessibility standards under state law. Although state law does not
require a CASp inspection of the subject premises, the commercial property owner or lessor may not prohibit the lessee or tenant from obtaining a CASp inspection of
the subject premises for the occupancy or potential occupancy of the lessee or tenant, if requested by the lessee or tenant. The parties shall mutually agree on the
arrangements for the time and manner of the CASp inspection, the payment of the fee for the CASp inspection, and the cost of making any repairs necessary 1o
correct violations of construction-related accessibility standards within the premises.

| have undergone an inspection by a Certified Access Specialist (CASp) and it was determined that the Premises met all applicable construction-related accessibility
standards pursuant to California Civil Code §55.51 et seq. Lessee acknowledges that it received a copy of the inspection report at least 48 hours prior to executing this
Lease and agrees to keep such report confidential.

- have undergone an inspection by a Certified Access Specialist {CASp) and it was determined that the Premises did not meet all applicable construction-related
accessibility standards pursuant to California Civil Code §55.51 et seq. Lessee acknowledges that it received a copy of the Inspection report at least 43 hours prior 1o
executing this Lease and agrees io keep such report confidential except as necassary to complete repairs and corrections of violations of construction related
accessibility standards.

n the event that the Premises have been issusd an inspection report by a CASp the Lessor shall provide a copy of the disability access inspection certificate to Lessee
within 7 days of the execution of this Lease.

(b} Since compliance with the Americans with Disabilities Act (ADA) and other state and local accessibility statutes are dependent upon Lessee's specific
use of the Premises, Lassor makes no warranty or represeniation as to whether or not the Premises comply with ADA or any similar legislation. In the svent that
Lessee's use of the Premises requires modifications or additions to the Premises in order 1o be in compliance with ADA or other accessibility statutes, Lessee agrees to
make any such necessary modifications and/or additions at Lessee's expense.

LESSOR AND LESSEE HAVE CARFFULLY RFAD AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND BY THE EXECUTION OF THIS
LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE THAT, AT THE TIME THIS LEASE 1S EXECUTED, THE TERMS OF
THIS LEASE ARE COMMERCIALLY REASOMABLE AND EFFECTUATE THE INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT YO THE PREMISES.

ATTENTION: NO REPRESENTATION OR RECOMMENDATION 15 MADE BY AIR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, ORTAX
CONSEQUEMCES OF THIS LEASE OR THE TRANSACTION TO WHICH IT RELATES. THE PARTIES ARE URGED TO:

1. SEEKADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.

2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PRERMISES. SAID INVESTIGATION SHOULD INCLUDE BUT NOT BE
LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE 2ONING OF THE PREMISES, THE CONDITION AND THE SUITABILITY OF THE PREMISES FOR
ESSERS INTENDED USE.

B GG: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY NEED TO BEREVISED TO COMPLY WHTH

:..
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THE LAWS OF THE STATE iN WHICH THE PREMISES ARE LOCATED.

Tha parties hereto have executed this Lease at the place and on the dates specified above their respective signatures.

Executedat:.  Las Vegas, Nevada Engputid a1
Oz e 2/5/2019 O LA
By LESSOR: By LESSEE:
Deveore and Deveors Karlen Galstvan D/B/A KG Road Services
uo“é‘é’STﬁ"ﬁ"ﬁé"u BT o
By: 6}1‘/”/; OWVL By:
NameRrintednaemeyd Devore Marme Printed:
Title: _ Dwner Tithe:
Phone: phone: 8
Fax: N Fax:
Email: Emai  koroadserfomail.com
By: By,
MName Printed: N Name Printed:
Title: | Title:
Phone: Phone: -
Fax: | Fae
Email: Emnall
Address: c©/o Canon Rusiness Properties, Ing Address:
Federal 1D No. Federal iD No.:
BROKER BROKER
Canen Business Properties, Ing. eggseety Counsel
s Alexzander Radosevic At o
Title:  President Title:
Address: 190 Norith Canon Drive, Suite 304, Addrass:
Beveriv Hillis, Ca’ifornia 20210 Phone:
Phone: 310-273-1975 Fax:
Faxe 310-273-1370 Ernail:
Emai:  Infolcanonpropertiss.com Federat 1D Na.

Federal 1D No.:

BrokerfAgent BRE Licensed:  0132398¢

Broker/Agent BRE Licensa #:

AIR CRE. %00 North Brand Blwd, Sulte 900, Glendale, CA 91203, Tel 213-887-8777, Emall contracts@alrerecom
NOTICE: No part of these works may be reproduced in any form witheut permission in writing.
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STANDARD INDUSTRIAL/COMMERCIAL LAND LEASE - GROSS

This ADDENDUM (the "Addendum”, Exhibit “A”) TO THE STANDARD INDUSTRIAL/
COMMERCIAL LAND LEASE — GROSS (the ‘Lease”) dated January 30, 2019 is made and
entered into by and between DEVORE AND DEVORE, (the "Lessor") and Karlen Galstyan D/B/A
KG Road Services (the “Lessee"), for the property commonly known as 210 West Slauson
Avenue, Parcel “A”, Los Angeles, California 90003 (the "Premises”), between Lessor and Lessee
to which this Addendum is attached and incorporated. The Terms, Covenants and Conditions set
forth herein are intended to and shall have the same meanings and force and effect as if set forth
in the Lease. To the extent that the provisions of this Addendum are inconsistent with any
provision of the Lease, this Addendum shall supersede and control.

51. Condition of Premises. Notwithstanding anything to the contrary set forth in the Lease,
Lessee accepts the Premises, including the Building, in its then-current "AS-ISAMWHERE-IS"
condition "WITH ALL FAULTS." Further, Lessee has inspected and satisfied itself that the
Premises, including the Building and equipment contained therein andfor located thereon, are in a
good working order and condition, and are reasonably acceptable to Lessee. Upon Lessee's
execution of the Lease, Lessee hereby acknowledges and represents Lessee's satisfaction and
approval of the condition of the Premises, and that neither Lessor, its agents, subagents,
representatives, contractors, employees, nor CANON BUSINESS PROPERTIES, INC.
hereinafter referred to as (‘Property Manager”), its agents, subagents, representatives,
contractors or employees have made any representations, warranties and/or guarantees of any
kind or nature regarding the Premises, except as otherwise set forth in this Addendum. Further,
Lessee hereby acknowledges and agrees to indemnify, defend and hold the Lessor, its agents,
subagents, representatives, contractors, employees, the Premises and Property Manager, its
agents, subagents, representatives, contractors and employees harmless from and against any
and all costs, expenses and liabilities (including actual attorney’s fees, costs and court costs),
which may arise directly or indirectly, foreseeable or unforeseeable, known or unknown as a
result of the Condition of the Premises throughout the Lease Term (including any Option Term,
as and if applicable).

52. Late Payments. Any rent received postmarked after the fifth (5™ day of each month, or
any payment submitted by the Lessee to Lessor, which is dishonored for any reason
whatsoever, shall be subject to; (a) A Ten percent (10%) late charge or Two Hundred and
00/100 Dollars ($200.00), whichever is greater; (b) A Three Day Notice To Pay Rent or Quit
charge (including preparation, service and posting of document) of Two Hundred and 00/100
Dollars ($200.00); and (¢) An internal accounting charge of One Hundred Twenty Five and
00/100 Dollars ($125.00). Lessee further acknowledges and agrees that acceptance of a late
charge by Lessor shall not constitute a waiver of Lessee's default with respect to the overdue
amount, nor shall it prevent Lessor from exercising any of its other rights and remedies. In
addition, Lessee acknowledges and agrees that the late payment of rent by Lessee to Lessor
will cause Lessor to incur costs not contemplated by this Lease and that an exact amount for
these additional costs cannot be determined at this time. Those additional costs may include,
but are not limited to, administrative, processing, accounting charges and late charges, which
may be imposed on Lessor by the terms of any ground lease, mortgage or trust deed covering
the Premises.

53. General Compliance, Notwithstanding anything to the contrary set forth in the Lease, in
order to legally operate its business from the Premises, Lessee, at Lessee’s sole cost and
expense agrees to remain in compliance with all Applicable Requirements including without
limitation, federal, state, and local laws, regulations, codes, ordinances and administrative
orders having jurisdiction over the Premises throughout the Lease Term (including any Option
Term, as and if applicable). Moreover, Lessee shall notify Lessor via U.S. Certified Mail within
three (3) days from Lessee’s receipt of any such notice, including without limitation, the
notification of a new law, regulation, code, ordinance, notice of non-compliance, citation; and/or
violation throughout the Lease Term (including any Option Term, as and if applicable).

54. Fire and Safety Complianca, Notwithstanding anything to the contrary set forth in the
Lease, Lessee, at Lessee’s sole cost and expense agrees to purchase, install, maintain and test
all fire extinguishers as needed, in order to remain in compliance with all Applicable
Requirements including, but not limited to, Los Angeles County and Los Angeles City Fire
Department and Safety Codes, Insurance Companies, Laws and Ordinances throughout the
Lease Term (including any Option Term, as and if applicable).

55. Lessee Improvemenis.

A. Lessee shall cause Lessee's architect or designer to prepare a plan (the "Plan”), to
be attached and incorporated into the Lease as Exhibit “X", which shall show all required and
intended "Lessee Improvements”. Within ten (10) business days after Lessor receives the Plan
fron[?S Lessee, Lessor shall either approve or disapprove such Plan in writing delivered to Lessee,

@* Exhibit “A” @w |
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noting with reasonable particularity any changes or corrections therein. All costs to Lessor,
including Lessor's architect andfor engineers, if any, in reviewing the Plan shall be paid for
separately by Lessor.

B. Thereafter, Lessee shall diligently and in good-faith commence and complete the
construction of the Lessee Improvements by selecting a general contractor, subcontractors
and/or engineers, subject to Lessor's reasonable approval, and provided that each of the
foregoing must be licensed, bonded and insured in the State of California. Lessor shall not
charge any supervisory or other fee in connection with the Lessee Improvements. Lessee shall
cause Lessee's architect or such general contractor, or both, to then apply for the required
permits and approvals to construct the Lessee Improvements, which permits and approvals
shall be paid for solely by Lessee. All Lessee improvements must comply with all “Applicable
Requirements” including Americans with Disabilities Act (ADA). Further, neither Lessor nor
Property Manager, its agents, subagents, representatives, contractors or employees have made
any representations warranties, either expressed or implied, with respect to whatever permits,
certificates or approvals will be required for the Lessee Improvements, if any, or if required, at
what cost and how quickly they can be obtained.

C. All contractors or vendors involved with the completion of Lessee Improvements
must provide Lessor with a copy of the following documents one (1) week prior to the
commencement of any Lessee Improvement Work:

i.  Proof of liability and workman’'s compensation insurance certificates
providing single limit coverage of not less than One Million and 00/100 Dollars ($1,000,000.00)
per occurrence with an annual aggregate of not less than Two Million and 00/100 Dollars
($2,000,000.00). Further, each certificate must name the additional insured to read exactly as
follows:

1. Devore and Devore (“Lessor”).

2. CANON BUSINESS PROPERTIES, INC. (“Property Manager”).
The address shall be 190 North Canon Drive, Suite 304, Beverly Hills, California 90210.

ii. A list of industry standard devices that will be used by each vendor o
protect the building from property damage while completing Lessee Improvement Work.

D. Following Lessee's receipt of all required permits and approvals (which shall be
available for Lessor's review concurrent with Lessee’s review), Lessee's general contractor shall
diligently pursue the demolition, construction and completion of the Lessee Improvements.

E. Should any improvements and installations be required by any governmental
agency, entity or law, to the Premises, Building, and/or Project, relative to the improvement work
that Lessee is performing (or has performed without Lessor's written consent) to the Premises,
to include, but not be limited to the improvements as set forth in (the “Plan”), to be attached
hereto as Exhibit “X", Lessee agrees that Lessee shall make all required improvement
installations at Lessee’s sole cost and expense.

56. Insurance. In the event that Lessee fails to obtain and maintain any of the insurance
required under Paragraph 8 or elsewhere in the Lease for any reason whatsoever, such actions
shall constitute a “Breach” of this Lease. In addition to Lessor's remedies as set forth in the
Lease with regards to a “Lessee Breach of Lease”, Lessee shall be conclusively deemed to
have self-insured such insurance obligations, with the full waiver of subrogation as set forth in
Paragraph 8.6 of the Lease and agrees to indemnify, defend and hold Lessor, its agents,
subagents, representatives, contractors, employees, the Premises Property Manager, its
agents, subagents, employees and representatives harmless from and against any and all
costs, expenses and liabilities (including actual attorney fees, costs and court costs), which may
arise directly or indirectly, foreseeable or unforeseeable, known or unknown, as a result of any
claim against the property and Premises from any party.

57. Damage and Destruction: and Condermnation. Notwithstanding anything to the contrary
set forth in Paragraph 9, or elsewhere, in the Lease, Lessee hereby waives the provisions of
California Civil Code Sections 1932 and 1933, and any successor sections and any other statutes
which are inconsistent with the provisions of the Lease and which relate to the termination of
Leases when Leased property is destroyed, and agree that such event shall be governed by the
terms of the Lease only. In addition, and notwithstanding anything to the contrary set forth in
Paragraph 14 or elsewhere in the Lease, Lessee also hereby waives any and all rights Lessee
might otherwise have pursuant to Section 1265.130 of the California Code of Civil Procedure and
any successor sections or statutes.
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58. Assignment and Subletting. In connection with any proposed assignment of the Lease or
sublease of all or any portion of the Premises, Lessee shall deliver to Lessor, for Lessor's review
and written approval, all such information concerning the proposed assignee or sublessee as
Lessor may reasonably request, including, but not limited to, any financial statements or other
financial information and all terms of the proposed assignment or sublease. Notwithstanding
anything to the contrary set forth in Paragraph 12 or elsewhere in the Lease, Lessee hereby
assigns and transfers to Lessor all of Lessee's interest in and to all rent and any other
consideration arising from any assignment or sublease of the Premises hereafter made by
Lessee, and Lessor may collect such rent and other consideration and apply same toward
Lessee's obligations under the Lease; provided, however, until a default shall occur in the
performance of Lessee's obligations under the Lease, Lessee may receive and collect such rent
and other consideration accruing under any assignment or sublease. Lessee hereby irrevocably
authorizes and directs any assignee or sublessee, upon receipt of written notice from Lessor (with
a copy or copies of any such notice or notices also delivered by Lessor to Lessee) stating that a
default exists in the performance of Lessee's obligations under the Lease, to pay to Lessor the
rent due and to become due under the assignment or sublease. Lessee agrees that any assignee
or sublessee shall have the right to rely upon any such written notice from Lessor, and that such
assignee or sublessee shall pay such rent to Lessor without any obligation or right to inquire as to
whether a default exists and, notwithstanding any notice from or claim from Lessee to the
contrary, Lessee shall have no right or claim against such assignee or sublessee, or Lessor, for
any rent and other consideration so paid by such assignee or sublessee to Lessor. Lessor shall
be entitled to receive any additional rent or other premium realized on any such sublease,
assignment or other transfer, and Lessee acknowledges this to be fair and reasonable.

59, Limitations on Lessor's Liability. Notwithstanding anything to the contrary set forth in the
Lease, the obligations of Lessor, and the individuals comprising Lessor and Lessor's partners
(either general or limited), directors, members, officers, shareholders, employees, agents
representatives and Property Manager, under the Lease do not constitute personal obligations.
Lessee, and Lessee's successors and assignees, hereby acknowledge and agree to not seek any
recourse against Lessor and the individuals comprising Lessor and Lessor's pariners (either
general or limited), directors, members, officers, shareholders, employees, agents,
representatives and Property Manager, for the satisfaction of any actual or alleged liability of
Lessor to Lessee under the Lease or with respect to the Premises, but Lessee shall look only to
Lessor's interest in the Premises for the satisfaction of any liability of Lessor to Lessee hereunder.
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61. Early Termination. Notwithstanding anything to the contrary set forth in the Lease,
Lessee hereby acknowledges and agrees that Lessor shall have the exclusive right to terminate
this Lease by serving Lessee with a “Thirty (30) Day Notice to Terminate” as a result of Lessee
entering into a “Breach” or “Default” during the Lease Term (including any Option Term(s), as
and if applicable). Should Lessee fail to vacate the Premises within the thirty (30) day period,
Lessee hereby agrees to surrender its entire security deposit to Lessor; and Lessor shall pursue
all other legal remedies available to Lessor in order to secure possession.

62. Broker Commission. Upon mutual execution and delivery of this Lease, Exhibits and all
other attachments, and provided that Lessor has received the pre-paid Base Rent, Lease
Deposit Monies and Insurance from Lessee in accordance with the Lease, Lessor hereby
agrees to pay a brokerage fee or commission in accordance with the management agreement
to CANON BUSINESS PROPERTIES, INC., only. Lessee’s appointed legal counsel ("Lessee’s
Broker”) shall NOT BE DUE a commission, referral fees, or payment of any kind for services
rendered in this lease transaction. Further, Lessor and Lessee hereby warrant that it has had no
dealings with any other real estate broker or agent in connection with negotiations of this Lease,
and agree to indemnify and hold the other party harmless from any cost, expense or liability
(including reasonable attorney’s fees) for any compensation, commissions or charges claimed
by any other real estate broker or agent employed or claiming to represent or to have been
employed by the indemnifying party in connection with the negotiation of this Lease.

63. Lease Review and Revision. This Lease, its Exhibits and all other attachments cover in
full each and every agreement of every kind between the parties concerning the Premises, the
Building, and the Project, and all preliminary negotiations, oral agreements, understandings
and/or practices, except those contained in this Lease, are superseded and shall be of no
further effect. Lessee waives its rights to rely on any representations or promises made by
Lessor, its broker, Property Manager and all others, which are not contained in this Lease. No
verbal agreement or implied covenant shall be held to modify the provisions of this Lease, any
sta‘gLSJte, law, or custom to the contrary notwithstanding. Further, Lessor and Lessee hereby
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agree to defend and to hold harmless Property Manager, its agents, subagents, representatives
and contractors, from and against any and all costs, expenses and liabilities (including actual
attorney fees and court costs), which may arise for any reason, with regards to all matters
pertaining to the Premises, the Building, the Project and the Lease including all Exhibits and
attachments.

64. Lessee Due Diligence Lessee shall have had the full and unfettered opportunity to
examine the Lease, the Premises, the Building and the Project from every material standpoint,
including, without limitation, title, possession, structural, engineering, soils, hazardous materials,
land use status, permitting, zoning, fitness for use generally and specifically for Lessee's
intended use, and/or from the standpoint of the existence or availability of any and all permits,
licenses or approvals necessary or convenient therefor. Moreover, each party further assumes
all such risks, having fully satisfied itself with respect to each of such matters and having placed
no reliance whatsoever on Property Manager, its agents, subagents, employees, or
representatives, in connection therewith. Lessee assumes all such risks, having fully satisfied
itself with respect to each of such matters. Lessee waives its rights to rely on any
representations or promises made by Lessor, its broker, Property Manager and all others, which
are not contained in this Lease. No verbal agreement or implied covenant shall be held to
modify the provisions of this Lease, any statute, law, or custom to the contrary notwithstanding.
Lessee's experts for purposes of this paragraph have included, without limitation, its
professionally retained architects, contractors, engineers, inspectors and attorneys. Lessor and
Lessee further agree to indemnify, defend and hold Property Manager, its agents, subagents,
employees and representatives harmiess from and against any and all costs, expenses and
liabilities (including actual attorney fees, costs and court costs), which may arise directly or
indirectly, foreseeable or unforeseeable, known or unknown, as a result of any of the terms and
conditions set forth in this Lease, this or any other Addendum, Exhibit, and/or Guarantees
attached hereto.

IN WITNESS WHEREOF, Lessor and Lessee executed this Addendum concurrently with
the Lease of even date herewith.

"LESSOR™ “LESSEE™
DEVORE AND DEVORE KARLEN GALSTYAN
DIBIA KG ROAD SERWCES

DocuSigned by: s
7
@Mmﬁ Donsre Ch eie o/

*EFVARD DEVORE BY: f?@éﬁxHLEN GALSTYAN
2/5/2019 ::: D S;/ —_ ] Cg
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SITE PLAN

Devore and Devore
210 West Slauson Avenue
Los Angeles, California 90003

Lessor and Lessee hereby acknowledge and agree that Lessee, KARLEN GALSTYAN D/B/A KG ROAD
SERVICES, has independently measured and divided the Premises providing Lessor with the
approximate square footage stated in Paragraph 1.2 (a) titled “Premises” and as outlined herein below.
Further, Lessee hereby acknowledges and agrees to indemnify, defend and hold the Lessor, its agents,
subagents, representatives, contractors, employees, the Premises and CANON BUSINESS
PROPERTIES, INC., its agents, subagents, representatives, contractors and employees harmless from
and against any and all costs, expenses and liabilities (including actual attorney’s fees, costs and court
costs), which may arise directly or indirectly, foreseeable or unforeseeable, known or unknown, from any
dispute and/or discrepancy regarding the measurement of the Premises. The statements herein
constitute a waiver of any rent disputes Lessee may have against Lessor. Specifically, Lessee has
proposed the rent amount to Lessor based on its own independent measurement and due diligence and
Lessor accepts the rent monies as proposed by Lessee and stated in the Lease.

42
Parcel “B” Parcel “A”
(4,260 SQFT) (6,160 SQFT)

110
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ARBITRATION AGREEMENT
STANDARD LEASE ADDENDUM

Drated: January 30, 20193
By and Between
Lessor: Devore and Devore

Services

Lesses; Karlen G

Property Address: Z
90003
{streetl address, city, state, zip}

PR—
A, ARBITRATION OF DISPUTES:

Except as provided in Paragraph B below, the Parties agree to resoive any and all claims, disputes or disagreements arising under this Lease, including, but not limited
1o any matter relating to Lessor's failure to approve an assignment, sublease or other transfer of Lessee'sinterest in the Lease under Paragraph 12 of this Lease, any
other defaults by Lessor, or any defaults by Lessee by and through arbitration as provided below and irrevocably waive any and all rights to the contrary, The Parties
agree to at all tmes conduct themselves in strict, full, complets and timely accordance with the terms hereof and that any attempt to circurmvent the tarms of this
Arbitration Agreement shall be absolutely null and void and of no force or effect whatsoever.

B, DISPUTES EXCLUDED FROM ARBITRATION:

The following claims, disputes or disagreements under this Lease are expressly excluded from the arbitration procedures set forth herein: 1. Disputes for which a
different resolution determination is specifically set forth in this Lease, 2. All claims by either party which {a} seek anything other than enforcement or determination
of rights under this Lease, or {b} are primarily founded upon matters of fraud, willful misconduct, bad faith or any other allegations of tortious action, and seek the
award of punitive or exemplary damages, 3. Claims relating to (2} Lessor's exercise of any unlawful detainer rights pursuant to applicable law or (b} rights or remedies
used by Lessor to gain possession of the Premises or terminate lessee's right of possession to the Premises, all of which disputes shall be resoived by suit filed inthe
applicable court of jurisdiction, the decision of which court shall be subject to appeal pursuant to applicable law 4. Any claim or dispute that is within the jurisdiction
of the Small Claims Court and 5. All claims arising under Paragraph 3% of this Lease.

C.  APPOINTMENT OF AN ARBITRATOR:

Al disputes subject to this Arbitration Agreement, shall be determined by binding arbitration before: @ aretired judge of the applicable court of jurisdiction {e.g.,

the Superior Court of the State of California) affiliated with judicial Arbitration & Mediation Services, Inc. {"JAMS"), - | the American Arbitration Association ("AAA")

under its commarcial arbitration rules, r , or a5 may be otherwise mutually agreed by Lessor and Lessee {the "Arbitrator”). In the event that the
parties elect to use an arbitrator other than one affiliated with JAMS or AAA then such arbitrator shall be obligated to comply with the Code of Ethics for Arbitratorsin
Commercial Disputes (see: http://www.adr.org/aas/ShowProperty #nodeid=/UCM/ADRSTG_003867). Such arbitration shall be initiated by the Parties, or either of
them, within ten {10} days after either party sends writien notice {the "Arbitration Notice"} of 3 demand to arbitrate by regisiered or certified mail to the other party
and to the Arbitratar. The Arbitration Notice shall contain a description of the subject matter of the arbitration, the dispute with respect thereto, the amount
involved, if any, and the remedy or determination sought. if the Parties have agreed to use JAMS they may agree on a retired judge from the JAMS panel. If they are
unable to agree within ten days, JAMS will provide a list of three available judges and each party may strike one.. The remaining judge {or if there are twa, the one
selected by JAMIS) will serve as the Arhitrator. if the Pariies have elected to utilize AAA or some other organization, the Arbitrator shall be selected in accordance with
said organization's rules. Inthe event the Arbitrator is not selected as provided for above for any reason, the party initiating arbitration shall apply to the appropriate
Court for the appointment of a qualified retired judge to act as tha Arbitrator.

D, ARBITRATION PROCEDURE:

1. PRE-HEARING ACTIONS. The Arbitrator shall schedule a pre-hearing conference to resolve procedural matters, arrange for the exchange of information,
obtain stipulations, and narrow the issues. The Parties will submit proposed discovery schedules to the Arbitrator at the pre-hearing conference. The scope and
duration of discovery will be within the sole discretion of the Arbitrator. The Arbitrator shall have the discretion to order a pre-hearing exchange of information by the
parties, including, without linitation, production of requested documents, exchange of summaries of testimony of proposed witnesses, and examination by deposition
of parties and third-party witnesses. This discretion shall be exercised in favor of discovery reasonable under the circumstances. The Arbitrator shall issue subpoenas
and subpoenas duces tecum as provided for in the applicable statutory or case law {e.g., in California Code of Civil Procedure Section 1282.6).

2. THE DECISION. The arbitration shall be conducted in the city or county within which the Premises are located at a reasonably convenient site. Any Party
may be represented by counsgl or other authorized representative, In rendering a decision(s}, the Arbitrator shall determine the rights and obligations of the Parties
accarding to the substantive laws and the terms and provisions of this Lease. The Arbitrator's decision shall be based on the evidence introduced at the hearing,
including all logical and reasonable inferences therefrom. The Arbitrator may make any determination and/or grant any rermedy or relief that is just and equitable,
The decision must be based on, and accompanied by, a written statement of decision explaining the factual and legal basis for the decision as o each of the principal
controverted issues. The decision shall be conclusive and binding, and it may thereafter be confirmed as a judgment by the court of applicable jurisdiction, subject
only to challenge on the grounds set forth in the applicable statutory or case law {e.g., in California Code of Civil Procadure Section 1286.2]. The validity and
enforceability of the Arbitrator's decision is to be determined exclusively by the court of appropriate jurisdiction pursuant to the provisions of this Lease. The
Arbitrator may award costs, including without limitation, Arbitrator's fees and costs, attorneys’ fees, and expert and witness costs, to the prevailing party, ifany, as
detarmined by the Arbitrator in his discretion.

Whenever a matter which has been submitted to arbitration invelves a dispute as 10 whether or not a particular act or omission {other than a failure to pay
money} constitutes a Defaull, the time to commence or cease such action shail be tolled from the date that the Notice of Arbitration is served through and until the
date the Arbitrator renders his or her decision. Provided, however, that this provision shall NOT apply in the event that the Arbitrator determines that the Arbitration
Notice was prepared in bad faith.

Whenever a dispute arises between the Parties concerning whether or not the failure to make a payment of money constituies a default, the service ofan
Arbitration Notice shall NOT toll the time period in which to pay the money. The Party allegedly obligated to pay the money may, however, elect to pay the money
"under protest” by accompanying said payment with a written statement sething forth the reasons for such protest. if thereafter, the Arbitrator determines that the
Party who received said money was not entitled to such payment, said money shall be promptly returned to the Party who paid such money under profest together
with Interest thereon as defined in Paragraph 13.5. fa Party makes a payment "under protest” but no Notice of Arbitration is filed within thirty days, then such
protest shall be deemed waived. {See also Paragraph 42 or 43}

AR CRE, 500 North 8rand Blvd, Suite %00, Glendale, CA 91203, Tel 213-687-8777, Emal! contracts@aircre.com
MOTICE: No part of these works may be reproduced in any form without permission in writing.
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RENT ADJUSTMENT(S)
STANDARD LEASE ADDENDUM

Dated: January. 3G
By and Between
Lessor: Devore and Devore
Lessee: Karlen Galstvan D/B/A KG R
Property Address: Cal
'Esatreet address, city, state, zip)
I Paragraphs-  Exh
A, RENT ADJUSTMENTS:
The monthly rent for each month of the adjustment period(s) spacified below shall be increased using the method(s} indicated below:
{Check Method(s) to be Usad and Fill in Appropriately)
L_ . Cost of Living Adjustment{s} {COLA}
a.  On {Fillin COLA Datesh: the Base Rent shall be adjusted by the change, if any, from the Base Month specified below, in the Consumer

Price Index of the Bureau of Labor Statistics of the U.S. Department of Labor for {select onel: L cpiw {Urban Wage Earners and Clerical Workers) or
Urban Consumers), for (Fill in Urban Area): L All ltemns (1982-1984 = 100), herein referred (o as "CPI.

------ P CPHU (Al

b. The menthly Base Rent payable in accordance with paragraph A.La. of this Addendum shall be calculated as follows: the Base Rent set forth in
paragraph 1.5 of the attached Lease, shall be multiplied by 3 fraction the numerator of which shall be the CPi of the calendar month 2 months prior to the month(s)
specified in paragraph A.La. above during which the adjustment is to take effect, and the dengminator of which shail be the CPi of the calendar month whichis 2

months prior to (select ona): the L-J first month of the term of this Lease as sei forth in paragraph 1.3 {"Base Month”) or J {Fill in Other "Base Month"}:
. The sum so calculated shali constitute the new rmonthly Base Rent hersunder, but in no event, shall any such new monthly Base Rent be less than the
Base Rent payable for the month immediately preceding the Base Rent adjustment.

o, in the event the compilation and/or publication of the CPI shall be transferred to any other governmental department or bureau or agency or shall be
discontinued, then the index most nearly the same as the CPi shall be used to make such calculation. In the svent that the Parties cannot agree on such alternative
index, then the matter shall be submitted for decision to the American Arbitration Association in accordance with the then rules of said Association and the decision
of the arbitrators shall be binding upon the parties. The cost of said Arbitration shall be paid equally by the Parties.

H . Market Rental Value Adjustmentis) (MRV)
2. On (Fillin MRV Adjustment Date(s}): the Base Rent shall be adjusted to the "Market Rental Value" of the property as follows:

1} Four months prior 1o each Market Rental Value Adjustment Date described above, the Parties shall attempt to agree upon what the new MRY
will be on the adjustment date. f agreement cannot he reached within thirty days, then:

{a}) tessor and Lessee shall immediately appoint a3 mutually accepiable appraiser or broker to establish the new MRV within the next 30 days.
Any associated costs will be split equally between the Parties, or

{b) Both Lessor and Lessee shall each immediately make & reasonable determination of the MRV and submit such determination, in writing, to
arbitration in accordance with the following provisions:

- check one) of their choice to act as an arbitrator (Note: the parties may not select either of the Brokers that was involved in negotiating the Lease). Thetwo
arbitrators so appointed shall immediately select a third mutually acceptable Consultant to act as a third arbitrator.

{ii} The 3 arbitrators shall within 30 days of the appointment of the third arbitrator reach a decision a3s to what the actual MRV for the
Premises is, and whether Lessor's or Lessee's submitted MRV is the closest thereto. The decision of 2 majority of the arbitrators shall be binding on the Parties. The
submitied MRV which is determined to be the closest to the actual MRV shall thereafter be used by the Parties.

{lii) if either of the Parties fails to appoint an arbitrator within the specified 15 days, the arbitrator timely appointed by one of them shall
reach a decision on his or her own, and said decision shall be binding on the Parties.

{iv] The entirs cost of such arbitration shall be paid by the party whose submitted MRV is not selected, i.e., the one thatis NOY the
closest to the actual MRV,

2} When determining MRY, the Lessor, Lessee and Consultants shall consider the terms of comparable market transactions which shall include, but
no limited to, rent, rental adjusiments, abated rent, lease term and financial condition of tenants.

3} Notwithstanding the foregoing, the new Base Rent shall not be less than the rent payable for the month immediately preceding the rent
adjustment.

b, Upon the establishment of each New Market Rental value:
1} the new MRY will become the new "Base Rent” for the purpose of calculating any further Adjustments, and

2} the first month of each Market Rental Value term shall become the new 'Base Month' for the purpose of calculating any further Adjustments.

i’ﬁ? i, Fixed Rental Adjustment{s) {FRA}

The Base Rent shall be increased to the following amounts on the dates set forth below:

On {Fill in FRA Adjustment Datels]h The Mew Base Rent shall be:
- N

February 1, 2020
2027
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LESSEE EMERGENCY CONTACT INFORMATION SHEET

{PLEASE PRINT}

Lessee’'s Name: Karlen Galstyan D/B/A KG Road Services

Primary Contact:  Karlen Galstyan

Address of

Leased Premises: 210 West Slauson Avenue, Parcel "A”
TRireet ANGTess, Qule MUMmbel;

Los Angeles, (}alifornia 90003

Home Address:

(Street Address, Apariment Number)

(Chy, State, Zip Code)

Alternate Address:

(Street Address, Apariment Number)

{City, State, Zip Code)

Office Phone:

Email; kgroadser@gmail.com
Cell Phone: 818-200-7660

Fax:

In case of emergency, contact:

Relationship:
Address:
{Sireet Address, Apartiment Number)
(City, State, Zip Code)
Telephone:

Ds
@Y Exhibit “E” =L

Initial Iriitiad

ED_012956_00002009-00021



